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TOWN OF NEEDHAM
HOUSING PLAN

l. EXECUTIVE SUMMARY

Needham is among the most desirable places in the state to live, work, and raise children. However,
based on a substantial affordability gap due to demographic and economic conditions, the community
must continue to strategically plan for more affordalded accessible residential development in
appropriate locations. The Needhdnanning Boards sponsoring this HousiriJanto obtain important
updated documentation on these conditions and identify priority local housing needs to guide decision
making onl K S ¢ fatire/nOuEing agendalo undertake this work, the Planning Board has appointed

a Working Group composed of representatives of various local boards and committees as wkllge at
members of the community. The active engagement of localdiess housing stakeholders, and residents

is a key component of the planning process that has included several community meetings and a
community housing survey.

The Town of Needham has not had an approved Housing Plan in place since 2007, althougtadehas
considerable progress in producing affordable housing since then, adding 8&tatesapprovedunitst

to its Subsidized Housing Inventory (Sati)l surpassing the state affordability goal of 10%. Despite
reaching this threshold, the Town recogrszeat significant unmet housing needs remain, particularly in
the context of unprecedented housing prices and the pandemic. Consequently, the Town has determined
that it should revisit its housing agenda by obtaining updated documentation on the lagsihigadynamic

and preparing a Housing Plan to strategically address identified priority housing needs.

The Town of Needham has approximately 11,800 total housing units with a medianfamgiehouse
price of $129million in 2021 ($85,000for condominiumunits), up from $1,065,000 (+21%) and $805,000
(+10%), respectively, as of the end of 2019. Housing prices are not only high and rising, but further
evidence of tightening market conditions is reflected in vacancy fatdsoth rental al homeownership
units of 2.6%and 1.0%, respectivelgnd little or nounits remaining in the private unsubsidized housing
stock that would be affordable to lowand moderateincome residents These conditions have been
exacerbated by substantial teardovactivity, involving the demolition of more modest homeplaced
with much larger and expensive ones, further driving up housing prices and eroding hopisimg. Low
interest rates have also been a forcericreasinghousing demand and thus pricek.should be further
noted that the loss of income thatome householdsuffered as a result dhe Covid19 pandemicas well

as rising property taxes due &scalatinghousing values, as well as other higher houselgted costs,
have contributed to widemig affordability gaps with some residents struggling to remain in the
community;

It is the premise of this Housing Plan to create housing opportunities that will not only be affotdable
low- and moderateincome householdé§ut will remain so for as long a period as possible, striving to
remain abovel K S aChdptér@aAmaA% affordability goalStaying above this threshold offers the Town
a strong negotiating position with developers to ensure that new units are created in the contda of t
C26yQa ySSRa FyR LINBFSNBYyOSad LG A& Ffaz GKS AydS)

1 A total of 894 units were added to thelassachusetts Department of Housing and Community Development
0 & 5| /SBbsidized Housing Inventory (Shidintained under MGL Chapter 408though 238 were actually
affordable to those with incomes at or below 80% of area median incame656 were markerate rental units
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range of housing needs in the community to the greatest extent possiated on diverse target
populations Through a range of strategies inding zoning changes, partnerships with developers and
service providers, and subsidjegse Town can continue to play a meaningful role in promoting housing
options that match people to appropriately priced and sized ungifsroducing housing that reflects
community priorities

A. SUMMARY OHOUSING NEEDS ASSESSMENT
The Housing Needs Assessment provides information on demograpbanomic, and housing
characteristics and trends with the following key findidgs:

1. Summary ofDemographic and Economic Characteristics and Trends

Recent spurt in population growthincreasing racial diversityand shifts towards moreolder adults

The 2020U.S. decenniatensus identifieccontinuedpopulation growthin Needhambetween 2010 and
2020, up to 32,091 residents, representing a gain of 3,205 new residedts% Some of this growth is
due to new multifamily rental development that inctied 526 additional residential units in The Kendrick
and Modera Needham 40B developments for exampid. of the population projectionsforecasted a
total population of less thai80,000 residents by 2020 arg1,000 by 2030significantlyless than the
32,091 residents reported in the 2020 census

While the population has remained predominantly Whilack and otheresidentsof colorhave been
steadily growing in number and as a percentage of the total population, from 5% in 200020%0)| and
up to 15% according to the 2020 census.

In regard to demographic shifts, t2®20decennial censudataidentified 8,439 residents as being under
age 18,representing a 3.4%ncreasein growth since 2010 compared to the 11% increase in total
population. Poportionately, however, the level of children decreaskdm 28.3% to 26.3% of all
residentsbetween2010 and 2020There were alsgeneral losses in young and middlged adults dring

this period.

On the other end of the age range, tha8g years of age or older increased frdn700residents in 2010

to 6,068in 20200r by 2%6and from 16.3% to 19.5% tife population This increase wdargely driven

08 UK2aS F3S cp G2 Tno l'a 0KS O2YYdzyAiteQa .loeé
of older adults will increase over the next decade or so as forecasted in population projections.

These ppulationprojectionsgenerallyforecastdeclines in the numbers of childrethe Needham Public
Schools reported a student enrollment of 5,483 in the 2@PQ1 school year, down from 5,645 for 2618
2019, and up considerably from 4,330 students during the 2833 school year. Theseojgctions
predict that student enroliments will grow to a peak of 5,946 students in the 285chool year and
then decline to 5,777 in 20330343

Population projections also predict continuattreases in those 65 years and older to at 1486 of all
residents by 2030Whilemanyolder adultswould prefer to downsize in the communjtshey havdended

2 As the U.S. census decennial data is limitedch of the analysiof demographic, economic antousing
characteristics and trendsourced in the census as parttbfs Housing Plan will necesBy be based on the census
estimatesin the American Community Survey (ACS)

3 McKibbin Demographic Associates, Enroliment Projections for FY 2019/2020 to 2033/34 to the Needham Public
Schools, January 2, 2019.
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to remain in their homes given limiteaffordable and accessiblousing alternativesvithin their price
range

While the population increased by 11tween 2010 and 202@he number of households increased by
4% from 10341to 10,765 households Thissuggess that householdsare becoming largewhich was
further demonstrated by the increase in average household size fr@g&rsons in2010to 2.82 by

2020. Perhaps the teardown activity that has occurred over the past decade, with smaller more modest
homesbeing replaced with larger moexpensive ones, is a contributing factorthe increasing numbers

of larger households.

. _ , . High incomes but growing
Figure 1: Median Household Income and Median income disparities

Owner-occupied Unit Value, 19962019 Incomes have been steadily

$1,000,000 $855,300 increasng with the median
$800,000 $646.300 household income growing by
$600.000 30% between 1999 and 2010 to
' $114,365 and then by another
$400,000 —$256,500 $165.547 53% to $174,707 by 2020This is

$200,000  $60,357 $88,079 $114,365 more than twice the rate of
$0 inflation between 2010 and 2020
1990 2000 2010 2019 of 18.7%. As shown in Figurel],

housing values have risen more

than income, resulting in greater
= Median Owner-occupied Unit Value affordability gaps.

= |\ledian Household Income

There were decrea&s in the numbers and percentages of households in all income ranges of less than
$100,000 betweer2000 and 2020, with42% of all households earning less than $100,00Q0h0
compared to 30% by 202@orrespondingly58% of all households earned more th&100,000 ir2010,
increasing to 70% by 202MMoreover, 44% of all households had incomes of more than $200,200
2020

Despite generally growing prosperithere remains a vulnerable population livingNieedham with very

limited financial means as 1,157 households or 10.8% of all households were estimated to have incomes
of less than $35,000, including 625 or 5.8% earning less than $25,000. Anotherisaggmaf disparities

relates to tenure. While the median household income of homeowners almost doubkeiveen 2000

and 2020 from $100,732 to $203,690, the median income of renters stayed about the same, going from
$44,226 to $44,361.

2. Summary ofHousing Characteristics and Trends

Slower housing growttthan population growthin tandem with substantial teardown activity
Populaton growth increased byt,534residentsor 16.4% betweenl1990and 20 to 32,091 residents
compared tohousinggrowth of 1,486 units or14.3to 11,891 unitsas shown in Figurke2. This hgher
population growth reflects higher average persons per unit whaafelyoccurred in the ownenccupied
housing stock between 1990 and ZZT) from 2.83 t03.03 persons Aveage household size in rentals
decreased, however, frof2.01 to 169 personsduring this same period.
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Building permit data indicates that between 2010 and 2020 there was a net gain of 720 housing units with
a net increase of only9lsinglefamily homes. This represents a teardown level of almost 98% of all
buildingpermitsissued for singldamily constructiorduring this period.

Building permit data also shows th@®6 units were built in mukfamily buildings of three units or more
between 2010 and 2020epresenting 92.5% of new unit productioMost of these units were part of
the 526 units built as part of
The Kendrick and Modera
Needham Chapter 40B
developmens. Despite this

Figure I-2: Change in Population and Total Housing
Units, 1990 to 2020

75,000 27 557 28,911 28,886 32,091 significant amount of new
2?’%2 : multi-family ~ construction, o
20:000 Need.hanQ a K2 dz_a Ay 3 ada
15,000 0.405 0846 1,122 1891 remairs dominated by single
10.000 ' . family detached residences at
5,000 I I I I 77.6% of all units with an
0 owner-occupancy level (all
1990 2000 2010 2020 owner-occupied unitspf 84 5%
_ _ _ based on 200 censs
m Population mTotal Housing Units estimates.

Housing costait unprecedentlyhigh levelsfor homeownership and rentals

bSSRKIY 22AYRRIGKS) OVHDEAABOSNI £ &SI NRER IHfady | & §K:¢
home climbed to $1,102,000 as of January 2019 from $976,250 as of the end of 2018. It subsequently
increasedo $129 millionin 2021. The median pricéor all types of condominiuranitswas 885,000 in

2021, up from 805,000 2019

The rental market has also changed substantially as the mediardeeftied between 1990 and 22D,

from $798 per month to $804. The 2020 census estimatésther indicated thatc p ®y:2 2 F GKS (2
rental units were renting for more than $1,000, 50.8% above $1,500, and 11.4% at over. $i3,80iso

important to note that the census figures include subsidized units, which represents about 37% of all rental
unitsin Needham, and thus median values make the rental market look more affordable than it actually

is.A more typical rent for a twdvedroom apartment is at least $1,900 in older dwellings and over $3,200

in newer multifamily developments.

There is ery litle affordabilityremainingh y b SSRKI YQA& LINds fdreiwds ofly2odezudity 3 & ( 2
a Habitat for Humanity house, valued below $200,000 andqustother single-family home assessed

between $200,000 and $300,000 that were stllatively affordableto those with incomes at or below

the area median income (see Tallld for income levels)Vhile almost half of the homes were assessed

between $500,000 and $700,000 in Fiscal Year 2014, homes in this range declined tt18Y2% In

fact, all properties assessed for less than $700,000 decreased from 4,987 homes, or 60% of -all single
family units in FY14, to 1,684 units representing 20% of these units by FY22.

! LI NI AOdzf I NI @ AYLRNIFYyG O2 Ynckdgsthy 816 a@nffs own8SREK | Y Q &
managed by ta Needham Housing Authority (NHApresening22% of all units that the state counts as

part of the Subsidized Housing Inventory (SHI). Most of these units are antiquated, without handicapped
accessibility ad energy efficiencies, and will require a major investment of capital to make improvements

and potentially expand the numberof unit$. KA a A ff o6S | YIFI22N) F20dza 2y
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Growing affordability gaps and cost burdens

The affordabilitygapfor singlefamily homess estimated tchave beer482,000in 2021, the difference
between $808,00Q based on what a median inconNeedhamhousehold could afford (for an average
household of three and 80% financing) and the median house price 29 #dillion* This gap is up
considerably from $211,500 as of April 2014. The upfront cash requirements for the down payment and
closing costs in effect add more than another 3280 to this affordability gap in the case of 80%
financingwith a 20% down paymenan amount most firstime homebuyers lack

When looking at the affordability gap for those with incomes at the 804tlimit, the gap is an estimated
at $918,500, the difference between the median priced siAgmily home andwhat a threeperson
household earning at this incomanit can afford or $371,500 based dime ability to secure financing
with no more than a 5% down payment, such as through some state subsidized mortgage programs

In regard to rentals, because the median household income for Needham is so high, there is no
affordability gap for households earning at the median income level who could likely afford a monthly
rent of almost $4,000. However, a household with incomé¢hat 80% AMI level would encounter an
affordability gap of about $650, the difference between an estimated median rent of $2,500 and what
such atwo-personhousehold could afford of about $1,84fsed on spending no more than 30% of
income on housing cosnd monthly average utility bills of $175

Given rising housing costs and widening affordability gaps, it is not surprising that more households are
spending more than they should for housir§pecial tabulations of census data for HUD indicated that of

the total 10,765%stimatedhouseholds in Needham, 1,425 or 13.2% were spending between 30% and 50%
of their income on housing with another 1,163 or 10.8% spending morettakitheir income on dusing

costs This analysis suggests that 2,588 or 24% of all households were spending too much on their housing
commonly defined as spending more than 30% of income on housing cost and also referred to as having
cost burdens

There were 1,030 renter huseholds and 1,060 owner households with incomes at or below 80% AMI,
which included 57% or of all renter households and 11.8% of owner houséh@fithe 1,810 reported
renter households, 620 or 34.2% were experiencing cost burdens compared to 70/@0 owners.
Consequently, renters were proportionately experiencing greater cost burdens although the total number
of costburdened owners was a bit higher.

Of the 1,030 renter households with incomes at or below 80% AMI, 60.2% were experiencing dess

including 38.4% with severe cost burdens. In comparison, 66.8% of the 1,060 owner households were
overspending including 46.0%tlv severe cost burdenslt is likely that many of these ceburdened

26yYSN) K2dzaSK2f Ra | NBK & ON ya KU HJI2® N F0IATNISAj A LRSS ANAYOA 3 K

4 Figures based on interest rate 4f0%, 30year term, annual property tasate of $L3.03per thousand, insurance

costs of$6 per thousand for single and twfamily homes and $4 per thousand for comdi@ium units, and private
mortgage insurance (PMI) estimated at 0.3125% of loan amount for 95% finaanthgstimated monthly codo

fees of $300Figures do not include underwriting for PMI in calculations with a 20% down paymédrfor the 80%

AMI level at 95% financing that would assume that the purchaser qualified for the ONE Mortgage Program,
MassHousing, or other government mgage offerings for example Assumptions also include the purchaser
spending no more than 30% of income on housing costs.

5HUD uses Median Family Income (MFI) in this report which is the equivalent of Area Median Income (AMI).
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purchasing an affordable unfthat would qualify for the SHBut their financial assets, particularly the
equity in their homes, would render them ineligible for such houS$ing.

The convergence of these trendsan aging populatioshigh housing prices, lower housing production,
limited housing diversitychallergesin obtainingsubsdies and large ugront cash requirements for
homeownership and rentalg all point to widening affordability gag and increasing cost burdens
Consequently without major interventions at all levels of governmerdeedham and manyther
communities in the Greater Boston areéll continue tolose ground ortheir ability to be a place where
individuals and families across a range of economic and social strata can call home.

3. Summary of Priority Housing Needs

Given the numbers of residents who are paying too much for their housing and growing affordabgity gap
there is a pressing need to produce more housing that is affordable in Needham, ndbotiig most
financiallyvulnerable residents, but also for those whave moderate incomes and asséist are still
struggling to remain in the community. The mapbstacle to meeting underserved needs is the gap
between the level of need and the resources available, includead property, which has been
exacerbated by unprecedently high and rising housing pri¢béese prices have been buoyed by
constraining egulations, low interest rates, aridcreasngdemand for singldamily homes as well dhe
pandemic.

Fundamental to the rise in housing prices is the imbalance between housing supply and demand. This is
not just a local problem but one that is occurring throughout much of the Commonwealth, the Greater
Boston area in particular. Regional solutions to Himms housing production are needed, albeit
challenging giverthe discretion provided to municipalities to adopt their own zoningldwys and
ordinances under the home rule amendment to the Massachusetts Constitutioch authorizes local

bylaw enactment

Based on input from a wide variety of sources including updated census data, market information, input
from local stakeholders, and community meetings; the following priority housing needs have been
identified. It should be noted thagiven the indicatorof need that are included in the Housing Needs
Assessment, even if the Town were to reach the 10% level of affordability without the inclusion of market
rate units in the Chapter 40B rental developments, now at 6.7%, it will likely still have unmetdiousin
needs in the community. Neverthelessaching this goakould represent authentic progress.

Households with Limited IncomesNeed affordable rental housing

There still remains a population livinghNieedhamwith very limited financial means. Given the high costs

of rental housing, including sizable -fppnt costs (first and last montk¥ent, a security deposit, and

moving expenses), more subsidized rental housing is necessary to offer more diverse agabkbgfo
K2dzZaAy3a 2LA2yas LI NIAOdz FNIfe& F2NI GKS O2YYdzyAde
Additionally, almost all state subsidies are targeted to rental developmémnth enables the Town to
leverageanylocal investmenand build at soméiigher scale

Gaps in Affordability and Access to Affordable Housgigeed affordable homeownership opportunities
Housing ilNleedhamis expensive with large gapgtween what housing costs and what many residents
can afford.There are also substantial cost burdens for owners with incomes at or below 100%dv.

6 State asset limits are7%,000 plus a maximum of $200,000 in net equity from a former home for those purchasing
a unit in agerestricted housing, a maximum of $75,000 for all other households.
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thoughNeedhamhas a very high level of homeownership8d#4 there would be a public benefit for the
Town to promote opportunities for younger households to fhase astarter hane and establish roots
in the community.A wider range of affordable hmeownershipoptions isalso needed for municipal
employees, othelocalemployees, and seniors looking to downsikanyolder adultsare living in homes
that are largr than they need, costly to maintain, and potentially isolatibgt there are limited
alternatives that better address their current lifestyles, resources, and potential special,rmedsas
condominiums with elevator access.

Special Needs HousirgNeed barrierfree units and supportive services

An estimated 2,262 residents, or 7.4% of all civilian, noninstitutionalized residents, identified themselves
as having a disability.Given this level as well as the aging of the population, greater emphasis should
be placed on housing thais linked to appropriate supportive services angromotes increased
conformance with universal design guidelines for handicapped accessibility, ahidpt and
avisitabilitg. Beyond the increasing needs of older adultsstplanning procesattracted input from
parents who find it difficult to secure suitable housing for their children with disabilities when they turn
22.

B. SUMMARY OHOUSING STRATEGIES

A summary of recommended housing strategies is included as Appendix 5 which provides information on
the proposed action, entity primarily responsible for implementation, other partners or advocates,
whether Town Meeting approval is required, the level @fnplexity,prerequisites or resources required,

as well as the timeframe for implementation.

"The U.S. Census defines disability as ateng physical, mental, or emotional condition that can make it difficult

to do basic activities such as walking, climbing stairs, dressing, bathing, learning, or remembering. Many residents
with one or more diabilities face housing challenges due to a lack of housing that is affordable and physically
accessible.
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Il. INTRODUCTION

A. Purpose of the Project

This Housing Plan represents an effort to update and augment information that was included in an
AffordableHousing Plan, completed in 2Z0Ghat was the culmination of a lengthy process on the part of
the Town of Needham to better understand and address unmet community housing nketife fall of

2002, the Needham Sele&oardcreated the Comprehensive Community Housing Study Committee,
made up of both Town officials and local residentsgdordinate, research and make recommendations

to the Town about ways to maintain and increase housing options for individuals and families with low
and moderateincomes2 A G K | a&A &0 I y OBlanfingPapartméhS coRslItxn® aand state
funding under Executive Order 418, the Committee undertook a vigorous program of research and public
workshops for more than a year that culminated inanpletedCommunity Housing Plan.

In June of 2006, th8dectBoard appointed a special Affordable Housing Plan Task Force to work with the
Town Planner and selected consultants on updating #imvementioned Executive Order 418
Community Housing Plan to make sure it reflected current market conditions, tiessté housing
initiatives, and the updated HUD Consolidated Plsetting production goals over the next decade to get

to the Chapter 40B.0% state affordable housing goal.

More than 15 years have passed since then and significant progress has been made with respect to
boosting housing production and building local capacity for promoting additional housing opportunities
including the following important accomplishmerts:

 Sincen nnc > U KCBaptér 2a8S0I83i@Eized Housing Inventory increased from 498,440
units or from 4.61% td.1.86% of its yearound housing stock for a net increaseaff2 state
approvedunits.

1 The Needham Housing AuthorifiNHA)coordinated a $2 million modernization project that
expanded the living areas and renovated the kitchens of unitssiHigh Rock Estates project.
Additionally, they redeveloped 20 singlemily houses into 20 duplexeasgith a net gain of 20
units. Tenof these duplexeswere redeveloped into 20 condominiunmits with a separate
Homeowners Association but also receiving NHA support in maintaining and managing the units.
The remainingunits are rentalsowned andmanaged by NHASince then, NHA prepared a
Facilities Master Plan and has brought on consultants to guide it in the next phases of
modernization and redevelopment work.

1 The Town approved new zoning that created special districts to promote hdasiofgler adults
and mixeduse development with madates for the inclusion of affordable unitk.also approved
a bylaw to allow the creation of Accessory Dwelling Units (AD&isfamily members or
caregivers

1 Significant funding has been committed in support of affordable housing incladiimgst $1.5
million in Community Preservatioact (CPAjunding and $280,000 ifederal HOME Program
funds.

1 The Town prepared a permitting guide that clarifies what qualities Needham seeks in housing
developmentfocused primarily ofChapter 40B comprehensive permit projects.

8 Such plans are required by HUD for receipt of HOME Program funding and updated every five years.
9 A more detailed report of zoning and housingg@uction accomplishments is included as Appendix 1.
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1 The Town launched new prograjmaneto support qualifying tenants in paying their reshiring
the pandemic and another to help eligible homeowners undertake important health and safety
improvements to their homes.

This HousindPlan provides @ opportunity to obtain updated information on local demographic and
housing changes and reflect tle ramifications of these changes on current housing needs. In order to
move forward on a proactive housing agendhe Town recognizes that it needs more current
understanding of the local housing dynam identify and prioritize unmet housing needs the
communityand prepare a plan of action to address thefthis planning effort wiknable the Towno
document the extent of local need in terms of affordability, accessipdlitgtainabilityand suitability that

will provide input into decisiomaking on futureaegulatory anddevelopment prospects.

The Needhanlanning Board has appointed a Working Group of representatives of various Town boards
and committees as well asiree at-large community member¢o coordinate the planning process
Fundamental to this planning effort is a robust community engagement procegsiblic forums,
interviews, and a surveyp ensure that residents have opportunities to express their thoughts about local
housing issues and an action plan.

B. Town Overview

Needham is a largely residential community that is located on rocky uplands within a loop of the Charles
River in the eastern part of Norfolk County, about ten miles southweBeintownBoston. The town
includes almost 13 square miles and is home to at82)000 residents. Neighboring communities are
some of the most affluent in the Boston Region and the state including Wellesley on the west and
northwest, Newton on the north and northeast, the West Roxbury section of Boston on the east, Dedham
on the saitheast and south, and Westwood and Dover on the south.

Needham also has the great advantage of being well positioned with respect to transportation with four
ad2LJa 2y UKS al aal OKdzaSdda . @& ¢ NJapdskoite cordmiifg2 NR (& Q.
bSSRKIFY gAGK GKS a. ¢! and treméhBoSsyhighiwayyateessibflity thed indlusieg

Route 9 to the north and Routes 95 and 128 that run through town with two exits in Needham.

Needham is also made up of richly diveeseironments, ranging from a compact Town Center, outlying

areas that are more rural in character, a variety of smaller village centers and residential neighborhoods,

as well as substantial and wllanned business areas. While, Town government remandemn

significant fiscal pressures, like virtually all others in Massachusetts, the level of services it strains to

maintain is one that many communities would envy. Moreover, Needham has #@iewetinized school
system thathas been ranked highly among etisin the

(%) state. All of these amenities have resulted in Needham

3 being a desirable place to live, work and raise a family.

e

Wellesiey =2bse0 \

i P Jak Hl Nevertheless, the Town faces some very real problems

= Needham ™ " that need to be addressed, and housing is among them.
South A Nesctiam / High housing costs coupled witited state and federal

i, 2 e o resources present substantial challenges to meeting local
A\ g +y housing needs. For example, yguadult children of

Needham families typically find it impossible to afford

02012 Gooéi&; Mep data@201Resage  NOUSING hereparticularly if they have a disabilityMany
' households, especiallglder adultswith fixed incomes,

Needham HousinglBn Page9



Draft 9-23-22

find that remaining here imposes increasingly unbearable costidns. Mobility within Needham is
fAYAGSR Fa aSyLiie ySaidSNanEsubstlidl omé éqaitdind dosvdsiziig 32 2 R
to housing with services a choice that is largely unavailableasonablecost.

Moreover, Needham is categorizd®y the regional planning agency, the Metropolitan Area Planning

/| 2dzy OAf o6a!t/ 0z & | avYl GdzNB -2a8thzedziyprieighboih@dsyof OK I N
owner-occupied, singkkamily homes on small lots, interspersed with commercial districts and- hig
RSyaAalue NEAARSYGAL f RS@St 2 LIYSy ( & dousipgdddvélopndent | G dzNA
opportunities. While there are some remaining scattered parcels of vacant developable land, most new
development will have to occur through thredevelopment of existing buildingsThis will likely be in

areas where some greater densitynslcome such as near commuter rail stations and along commercial

corridors Moreover, dmost all new singkéamily homesnow involve the demolition of more wdest

homes in the community witheplacement ofmuch larger and expensive ones.

NAY3IAYy3I | FF2NRIFIoAfAGEe (2 SEA&GAY3I dzyAda Aa
market values with a median singi@mily home price o&lmost$1.3 million.

Withinthis context of housing challenges is the virtual mandate from Chapter 40B and the Commonwealth
that at least 10% of all housing shoulddférdable based on specific requirementsgardless of market
changes.As Needham has surpassed this 10% affaiitiahreshold, it is in a position tbetter control

new development of affordable housing as the Chapter 40B comprehensive permit process can only be
used if the Town agrees to basic project terms and conditions.

C. Guiding Principles

ThisHousing Plan adopti KS F2ff 2¢6Ay 3 3AdzZARAY3A LINAYOALX Sa | a O:
housing agenda. These become the context for the housing strategies that are proposed to address local

and regional housing needs.

9 To build a more diversand welcomingcommunity that includes residents of all ages, races,
ethnicities, gender identification, sexual orientation, religion, abilities, and stages of life.

1 To be a community having broad soeiconomic diversity.

1 To be an engaged communityahactively shapes a vision for its housing future that is sensitive
to regional considerations.

9 To ensure that new housing is appropriate to its location and context.
1 To provide opportunity for different housing types of a broad range of sizgpaoel.

1 To enhance the vitality of our commercial areas to encourage walkability, commuting, shopping,
services, socializing, and health.
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D. Definition of Affordable Housind
The federal government identifies units as affordable if gross rent (including costs of utilities borne by the

GSYEyio
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dependent, for child care, extraordinary mediexipenses, etc.) or if the carrying costs of purchasing a
YR AY & dzNIhap@rS v
40Bcomprehensive permit regulations and Local Initiative Program (LIP) guidelines definifftyr if

A a

the household is not paying more than 30% of income on housing costs. If households are paying more
than these thresholds, they are described as experiencing housing affordability problems or cost burdens;
and if they are paying 50% or more fwousing, they have severe housing cost burdens.

Affordable housing is also defined according to percentages of median income for the area, and most
housing subsidy programs are targeted to particular income ranges depending upon programmatic goals.

Extemely lowincome housing is directed to thoséth incomesat or below 30% of area median income
(AMI) as defined annually by the U.S. Department of Housing and Urban Developieusing that
INER dzLR2 NR | @ &rilghcomdiF GinbdSaR
householdsvith incomesbhetween 31% and 50% of area median income. -im@me generally refers to
the range between 51% and ®AMI These income levels are summarized in THdlecomparing 2021
and 2022 incomémits. The median area household income increaset®y between these years, from

a1 NBSGa

GKAa AyO

$120800 to $140,200.

Tablell-1: INCOME LIMITS FOR THE BOSTANMBRIDGRUINCY MANH METRO AREA, 202022

2Y8§

# Householq 30% AMI 50% AMI 80% AMI 100% AMI

1 $28,200$29,450 | $47,000$49,100| $70,750$78,300 $84,560$98,140

2 $32,200$33,650 | $53,700$56,100 | $80,850$89,5000 $96,640$112,160
3 $36,250$37,850 | $60,400$63,100 | $90,950$100,700 $108,720$126,180
4 $40,250$42,050 | $67,100$70,100 | $101,05@$111,850 | $120,800$140,200
5 $43,500$45,450 | $72,500$75,750 | $109,150$120,800 | $130,464$151,416
6 $46,700$48,800 | $77,850$81,350 | $117,25@$129,750 | $140,128$162,632
7 $49,950$52,150 | $83,250$86,950 | $125,35@$138,700 | $149,792$173,848
8 $53,150%$55,550 | $88,600$92,550 | $133,400$147,650 | $159,456$185,064

z

uz

Source: U.S. Department of Housing and Urban Development (HUD) and Community Preservation
Coalition for 100% AMI figures.

Most statesupported housing assistance programs are targeted to households earning at or below 80%
AMI, as well as some at lower income thresholds. The Community Preservation Act (CPA) allows resources

to be directed to thoseat a somewhat higher incomtiareshold¢ up to 100% of area median inconge
NB F S NNB Rshdul benatediowed ey tifadryiits in &his ikKkcdrded A y 3 £

a

V26

G&8LIAOI Tt &

range cannot be counted as part of the SHI. In general, programs that subsidize rental units assltarget
to households earning less than 60% AMI with some financing reaching those with incomes below 30%
AMI. Firsttime homebuyer programs typically apply income limits of 80% AMI.

Ly O2dzydAay3 |

¢tKSas

Housing.

NS
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unit as affordable if it meets a number of requirements under Chapter 40B as summarized inllFigure
dzy AGa |

y S

Y

2F0GSYy NBEFSNNBR thete areriodedatelprided ¥ 2 NR | 0
units available onite open market that do not qualify for the SHI and referred to as Market Affordable

10 Definitions of other terms are included in a Glossary of Terms in App2ndix
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Figure H1: CHAPTER 40B: WHAT IS AFFORDAB
HOUSING?

adzad o6S LI NIL 2F | G&adzmaiR)
non-profit, or limited dividend corporation or approved
Through a state subsidizing agency.
At least 25% of the units in the development must be inco
restricted to households at or below 80% of area median
income (or 20% for those earning at or below 50% AMI)
and have rents or sales prices restricted to affordable leve
Restrictions must run at least 15 years for rehab and in
perpetuity for new lomeownership units.
Development must be subject to a regulatory
agreement and monitored by a public agency or
non-profit organization.
Project sponsors must meet affirmative marketing

requirements.

State policies also enabl@unicipalities to possibly reserve up to 70% of the affordable units created in
state subsidized developments, including comprehensive permit projects, for those who live, work or
FGGSYR a0K22ft Ay GKS 02YYdzyA (@ SateNppfoGaNN&jRrediahd | &
thus far Needham has obtained local preference approaathe 70% levefor all of its eligible projects.
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.  HOUSING NEEDS ASSESSMENT

It is important to closely examine demographic and econatataand trends particularly past and future
trends, in order to understand the composition of the population and how it relates to current and future
housing needsA profile describing housirgrowth and occupancy patterns as well as the current housing
market dynamic is also provided, including an analysis of affordability based on different income levels
andhousing types

A. DEMOGRAPHIC PROFILE
This section examines populatignrowth in terms of changes in the age distribution dmisehold types
that predict impacts on local services and the housing market.

1. Population Growthg Recent spurt in population growth

Aspresentedin Tabldll-1and Figurdll-1> b S S Rdpulatiad increased substantially after World War

II, more than doubling between 1940 and 19@@cording to U.S. census dafae populatiorclimbed to
29,748 residents by 197@nd then dipped to 27,55h 1990. It reboundedfter that growingto 28,478
residentsor by 3.3% in 2000, and then up modestly2®,886 residentand 1.4%n 2010 The 2020
census identified significant population growth between 2010 and 202 to 32,091 residents or 11%,
representing a gain of 3,205 new residents. Soffrthis growth is due tdarger household size answ
multi-family rental developmentFor example, The Kendrick and Modera Needham Chapter 40B
developments included 526 additional residential units.

The Town census figurevas 31,736 residents as dfovember 2021 with an additiondl, 163 inactive
voters for a total 0f32,899. The Town is required to kedpese inactive votersn the census for two
biennial state elections if they do not retuatonfirmation notice The disparity between the federahd
local figures islso typically due tahe federal census couirtg students as living at their colleges and
universities while the Town counts students as living at the home of their parents.

Tablelll-1: Population Change, 1930 2020

Total Change in Number of
Year Population Residents Percentage Change
1930 10,845 - -
1940 12,445 1,600 14.8%
1950 16,313 3,868 31.1%
1960 25,793 9,480 58.1%
1970 29,748 3,955 15.3%
1980 27,901 -1,847 -6.2%
1990 27,557 -344 -1.2%
2000 28,478 921 3.3%
2010 28,886 408 1.4%
2020 32,091 3,205 11.1%
TownRecords 32,899 -- --
As 0f11/21

Sources: U.S. Census Bureau, 2012020 University of Massachusetts Donahue Institute State Data Center
bSSRKIY ¢26y ./ tSN]IQa hTFAOS
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There are a number of

Figure I41: Population Growth, 1950 to 2020 projections that have been

35,000 32,091 calculated to forecast future
20,000 29748 57 901 97557 28,478 28,886 demographic growth
’ 25,793 including those provided by
25,000 the  Metropolitan  Area
20,000 15313 Planning Council (MAPC),
15.000 State Data Center at the
’ University of Massachusetts
10,000 Donahue Institute, and
5,000 Needham Public Schools, all
0 of which are summarized
1950 1960 1970 1980 1990 2000 2010 2020 below. All these projections

calculated a total population
of less than30,000 by 2020 and less th&1,000 by 2030less than the 32,091esidentsreported in the
2020 U.S. census.

The Metropolitan Area Planning Council (MAPC) praliisi different sets of projections based on
varying assumptions. The first is the Status Quo scebased on the continuation of existing rates of
births, deaths, migration and housing occupancy. The second is the Stronger Region alternative based on
the following assumptions:

The region will attract more people than it does today, particularly young adults;

Younger households born after 1980 will tmere inclined to live in urban areas with less of an
inclination to live in singléamily homes; and

1 Anincreasing number of older adults will dse to downsize from their singfamily homes to
apartments or condominiumnits.

)l
)l

The projections suggest very limited population growth over the next several decades with a total
population of 28,981 and 29,491 by 2020 under the Status Quo and S$trdtggion scenarios,
respectively. By 2030, MAPC calculaieK I i b SSRKI Y Q& oll@hg 29,706L030Te6 | (A 2y
residentsunder the Status Quo and Strong Region scenaaigsrespectively.

Projections from the University of Massachusetts State Data Cémtecased declining growth with a
total population of 29,610 and 28,539 residents for 2020 and 208§pectively The Needham Public
Schools forecastla comparable population to the 2010 level of 28,9é8identsfor both 2020 and 2030.

The projected changes the age distribution for all of thegmpulationprojections are included in Section
111.A.3 below.

2. Raceg Gains inresidentdiversity

Table IH2 provides a summary of the racial breakdowns of the population for 2000, 2010, and 2020,
showing theincrease in population diversity over these decad&se population has remained
predominantly Whiteput Asian, Latinx and Blacésidents have been steadily growing in number and as

a percentage of the total population, from 5% in 200%; in 2010, andpto 15% according to the 2020
census. Asians comprised 3.5% of the population in 2000 art¥oby 2®@0, representing haliof all
minority residents. Black or AfricasRmericanresidentscomprised only1.4% ofthe population in 2@0.
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Thoseclaiming Hispanic or Latino heritage added another 1,223 residents in 2020, representing 3.8% of

the population®!

Table [l#2: Racial Distribution, 2000, 2010, and 2020

RaceéEthnicity 2000 2010 2020

# % # % # %
Total Population 28,911 100.0 28,886 100.0 32,091 100.0
White* 27,140 93.9 25,730 89.1 26,013 81.1
Black* 187 0.6 275 1.0 452 1.4
Asian* 1,023 35 1,753 6.1 3,033 9.4
Native American* 7 0.02 10 0.03 10 0.03
Some Other Race* 34 0.1 64 0.2 195 0.6
Two or More Races* 179 0.6 436 1.5 1,165 3.6
NonWhite, NorHispanic/| 1,430 5.0 2,538 8.8 4,855 15.1
NortLatino
Hispanic or Latino** 341 1.2 618 2.1 1,223 3.8

Source: U.S. Census Bureau, 20R&ludes race alone, neHispanic** Includes all racial groups

3. AgeDistribution ¢ Increasing numbes of childrendespite proportional declines with

losses in younger adults anslgnificantgains inolder residents

Census data regarding changes in the age distribution from 1990 26 R0provided in Tabldll-3 and
visually presented in Figuidl-2. The 2020 census dat&entified atotal population figure of 32,091
residents,including8,439residentsas being under age 18lose tothe 8496 children indicated in the

2020 census estimatebased on survey datdn general, trends shown overall increase irchildren
accompaniedy decreases igounger and middlaged residentand gains in oldeadults The aging of

the population is also reflected in the median age which climbed from 38.9 years in 1990 to 43.0 by 2010,
and thento 439 years in 2Q0, largely reflective of overall increases in #tto 74 age range. The 20
median age of 43.5 yearshgher than that ofNorfolk @unty at40.9 years or the state a39.6 years.

Tablelll-3: Age Distribution, 1990 to 220

1990 2000 2010 2020

Age Range |y % # % # % # %
Under 5 Years| 1,860 6.7 2,153 7.4 1,869 6.5 1,511 4.8
5¢17 Years | 4,402 16.0 5,423 18.8 6,270 21.7 6,985 22.4
18¢ 24 Years | 2,088 7.6 1,540 5.3 1,527 5.3 2,054 6.6
25¢ 34 Years | 3,776 13.7 2,514 8.7 1,694 5.9 1,535 4.9
35¢ 44 Years | 4,619 16.8 4,939 17.1 4,046 14.0 2,090 6.7
45¢ 54 Years | 3,223 11.7 4,490 15.5 4,940 17.1 4,624 14.8
55¢ 64 Years | 2,959 10.7 2,662 9.2 3,840 13.3 4,370 14.0
65¢ 74 Years | 2,394 8.7 2,265 7.8 2,053 7.1 3,170 10.2
75¢ 84 Years | 1,556 5.6 1,885 6.5 1,606 5.6 1,579 5.1
85+ Years 680 2.5 1,040 3.6 1,041 3.6 1,319 4.2
Total 27,557 100.0 28,911 100.0 28,886 | 100.0 31,177 | 100.0
Under 18 6,262 22.7 7,576 26.2 8,139 28.2 8,496 27.2
Age 65+ 4,630 16.8 5,190 18.0 4,700 16.3 6,068 19.5
Median Age | 38.9 years 40.8 years 43.0 years 43.9 years

Sources: U.S. Census Bureau, 1990, 200@@ha and American Community Survey @20D205-Year

Estimates

I There is some overlap ddice identification between these minority groups.
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A further analysis of these demographic shifts is offered below.

1

Increasing population afhildrenthat is slowing down with proportional declines

While many relatively affluent towns hawaxperienced significant decreases in the number of
children, this has not been the case in Needham. Those under age 18 increased from 6,262
residents in 1990 to 8,139 by 201dr from 22.7% to 28.2% of the poptitan. Thisrepresentd

a 21% increaséetween 1990 and 2000 andlawer 7.4% increase between 2000 and 2010.
Census estimates for 20 suggestcontinuedgrowth to 8496 childrenbut proportionally down

to 27.26 of the populatiorwith a growth rate down to4.3%since 2010 The 202@ecennial
census identified 8,439 residents under age d®wn t026.3% of all residentsnd a 3.7% rate of
growth since 20142

College age residentecreased by Zobetween 1990 an@010 and increased to almost 1990
levels according to ZD census estimates

Young residents in the 18 to 2&§e range decreased by 27% betweefdand 2010goingfrom
2,088 residents to 1,527. The ZDcensus estimates indicate sormerease in this poulationto
2,064 residentsand 66% of the population It is important to note thamany former Needham
residents in this age range are boarding at college or living out of towdnare not included as
part of this count butare still connected to the communit}?

Young adultsleclinedby 59%since 1990

Younger adults in the 25 to 3ge rangemany in the family formation stage of their livedso
decreased significantly between 1990 and 2010, dropping to 5.9% of the population from 13.7%
in 1990, or from 3,776 to 1,694 residents. Th@@6ensus estimi@ of 1 535residentsrepresents
another decrease to 4% Overall an increasing number of Millenniafborn 19801994)who

were raised in Needharhave beenchoosing to live elsewherand the high cost of housing is
likely a contributing factor in addition to general preferences for living in more urban areas.

Recent losses gfounger middleaged residents

While those age 35 to 44 increased between 1990 and 200320 residentsr 6.9%, there was

a falloff of this population after that, decreasinfgom 4,619to 4,046 residents or by2.4%

between 2000 an@010. The 220 census estimates suggestrajor loss of 1,956esidentsor

48%in this age rangsince 20100 2,090 residets. While many in this age range would likely be

attracted to Needham given the high quality of its school system and other community amenities

for young families, it is also likely thatany have beehJNA OSR 2dzi 2F GKS (2 46Yy Q2

Recent decline imiddle-aged residents

There was a upsurge of those in the 45 to 54 age range, growing by 1,717 residents or 53.3%
between 1990 and 2010, likely refleati of thosefurther into their work livedeing better able

to afford to live in NeedhamHowever, the 200 census estimates indicate a decrease in this age
cohort, down to 4,24 residents from 4,940 in 201GGome in this age range may also have found

it challenging to afford the rising housing costs during fheriod.

12 Decennial census data is limited acmhsequently much of the analysis is this Housing Plan must necessarily rely
on census estimates from the American Community Survégdy Estimatewhich involves sample data

B The federal census counstudents attending colleges and universities, dnetboarding institutionsas residing

in their schootommunity. Those living in dormitories are reported separately as living in group quarters.
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1 Increases iolder middleaged residents
Those in the 5to 64-age range increased from 10.7% of the population in 1990 to 13.3% by 2010
or from 2,959 to 3,840esidents Census estimates for 20 suggest further increases to3¥%,0
residents, comprising 18> 2 F bSSRKI YQ&a LR2LJz | A2y d ¢KS ¢24)
accommodate this increasing population of older adults as they enter retiremitht more
housing with handicapped accessibilgypportive services, and low maintenance demands.

1 Fluctuating population oblderresidentswith recent increase
The number of those 65 years of age and older has fluctuated somewbkathe decadefrom
4,630 residents in 199@p to 5,190 in 2000and then back down to 4,700 in 2010, close to the
1990 level. The ZD census estimates indicaterajor increaseto 6,068 residents and up to
19.5% of the populationlargely driven by those age 65 t4d7 la GKS O2YYdzyAaldeQa
continue to enter this age range, the numbersotder adultswill increase over the next decade
or so as forecasted in population projections.

Flgure IH2: Change in Age Distribution, 2000 to 2020

8,139 g 496
9.000 7576

8,000
7,000
6000 4,940
' 3,589%4.93 4,624 4370
2000 4054 046 “49 3,840 2,053
2,647
4,000
2 3,170, g5 2,898
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2,000
1,000
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o

W 2000 Census ® 2010 Census m 2020 Census Estimates

Population Projections

There are several different projections ciianges in the age distribution including two scenarios from the
Metropolitan Area Planning Council (MAPC), figures from the University of Massachusetts Donahue
LyadAaGdzisoa {dGFGS s5HGF /1 8SYyGSNE yR OFt OdAré GA2y A
summarized below.

MAPC Projections

I O2YLI NXGAQPS adzyYYINER 2F al!t/ Qa {dGFddza vdm4 I yR { i
also comparing 2010 census figures. Total population grwetiveen 2010 and 2030nder the Status

Quo scenario is 2.8% with the Stronger Region growth rate at 6:A8ése projections suggest that
bSSRKIYQa loidciintieltohgPow slaivly to a total population of 3&6by 203 based on

their Stronger Region scenaslmowever, even the Stronger Region scenario underestimates actual growth

of 32,091 residentaccording to the 2020 U.S. cengigeennial count

Nevertheless, s explained above, it is likely that the Stronger Region scenario will more reliably reflect
future growth patternsthat the Status Quo projectiondBoth scenaris, however,indicate a increase in
those 65 years of age or oldérom about 16%0 24% of the populatiorbetween 2010 and 203Qvith
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some falloff of those under age 2Grom 30.1% in 2010 tabout 23% by 2030.There were alsesome
gains in younger adults age 20 to 34 and mogesjected decreases ithose 35 to 64years of age

Tablelll-4: MAPC Population Projections for 2030

Age Range 2010 Census 2030 Status Quo | 2030 Stronger Regior

Projections Projections
# % # % # %

Under 5 Years 1,869 6.5 1,572 5.3 1,650 5.4

510 19 Years 6,814 23.6 5,763 19.4 5,935 19.3

20 to 34 Years 2,677 9.3 3,400 11.4 3,680 12.0

35 to 64 Years 12,826 44.4 11,593 39.0 12,002 39.0

65+ Years 4,700 16.3 7,378 24.8 7,479 24.3

Total 28,886 100.0 29,706 100.0 30,746 100.0

Source: Metropolitan Area Planning Council (MAPC), Massachusetts Housing Data Portal, January 2014.

Figurelll-3 shows the projected percentage change in total population for those ud8eyears of age
and for those ovelge 65 for Needham from 2010 and 2030These changes are compareddtbier
Maturing Suburbs in the Boston regian,! t /Tkrée Rivers Interloc&8louncil subregion, and the entire
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other Maturing Suburbs anithe subregion. The data also identified Needham with the greatest predicted
decrease in the number of children although th#4d population loss is about the same as the estimated
18% decline in other Maturing Suburbs. While not as extreme as the othesaieedham is also

projected to experience increases in those over the age phttd 5% gain

Figurelll-3: Population Change Comparison, 2010 to 2830

80%

60%

40%

71%

57%

3%

65%

20%
3%
0% -
Ne
-20% -

-40%

-19%

1%

am Matlre

-18%

5%

Metro
-Q0

2%

-15%

m Total Pop.
m Under 15
Over 65

Tablelll-5 and FigurdlIl-4 present more detailed MAPC Stronger Region figures for 2020 andf@030
Needhamin comparison to the 2010 U.S. census cowuggesting the following more specific population

trends:

14 Source: Metropolitan Area Planning Council, Metro Boston 2030 Population and Housing DEroguions.

TRIC (Three Rivers Interlocal Council) is the MAPC subregion that includes Needham as well as Canton, Dedham,

Dover, Foxborough, Medfield, Milton, Norwood, Randolph, Sharon, Stoughton, Walpole and Westwood.

Needham HousinglBn

Pagel8

{



Draft 9-23-22

1 Continuing declines in the number and percentage of childittnthose underage20 decreasing
from 30.1% of the population in 201® 26.8% by 2020and down further to 24.7% by 2030,
representing a loss of 1,098 young residents during this period. This decline, if realized, would
have impacts on school enrollments acwkts.

1 Gains of those in the 20 to 24 age range with a net increase of 173 such residents. Given such
high housing prices, many in this age range and recently out of college may need to live with their

family or find rentals that they can share.

1 Increases in those age 25 to 34, from 5.9% of all residents in 2010 to 8.2% barzD8ith a net
gain of 830 residents. This group represents a major target market for the new Chapter 40B rental
developments or other future mukHfiamily construction, both netals and ownership.

Tablelll-5: 2010 Census and 2020 and 2030 MAPC Population Projections

2020 Projections 2030 Projections

2010 Census Stronger Region Stronger Region
Age Range # % # % # %
Under 5 Years 1,869 6.5 1,438 4.9 1,650 54
5¢l4 Years 4,952 17.1 4,301 14.6 4,106 13.4
15¢ 19 Years 1,862 6.4 2,165 7.3 1,829 5.9
20¢ 24 Years 983 3.4 1,295 4.4 1,156 3.8
25¢ 34 Years 1,694 5.9 1,968 6.7 2,524 8.2
35¢ 44 Years 4,046 14.0 3,780 12.8 4,181 13.6
45¢ 54 Years 4,940 17.1 4,192 14.2 4,008 13.0
55¢ 64 Years 3,840 13.3 4,480 15.2 3,813 12.4
65¢ 74 Years 2,053 7.1 3,326 11.3 3,909 12.7
75¢ 84 Years 1,606 5.6 1,528 5.2 2,509 8.2
85 Years and Over 1,041 3.6 1,018 35 1,061 35
Total 28,886 100.0 29,491 100.0 30,746 100.0
Under 20 Years 8,683 30.1 7,904 26.8 7,585 24.7
65+ Years 4,700 16.3 5,872 19.9 7,479 24.3

I NB |

Source: 2010 U.S. Census Bureaua®li NB LI2 f A G | v
Projections for Metro Boston, January 2014.
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1 Relative stability of younger adults age 35 to 44 #uat projected tocontinue to represent about
14% of the population, increasing by an estimated 135 residents.

1 A falloff in middleaged residents age 45 to 54, from 17.1% of the population in 2010 to 13.0%
by 2030 and with a net loss of 932 residents or 18.9%. Some of these residenthooagto
leave the community in search of more affordable living conditemm¥/or because their children
have already graduated from local schools.

1 Projected fluctuations in those 55 to 64 years old, increasing from 13.3% to 15.2% between 2010
and 2020 and then down to 12.7% by 2030 with a net loss of 27 residents. Some agehis
category might be looking for opportunitiés downsiz which are very limited in Needham.

1 Increases in the population 65 years of age and ofdem 16.3% in 2010 to 24.3% in 2080d
with an estimated gain of 2,779 residenihis increase includethe agingBaby Boomers and
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suggests that the Town undertake appropriate planning to accommodate an aging population
that is likely to have special needs in the futufEhe Town ca@anticipatea greater demand for
housing opportunitiegor downsiing aswell as Council on Aging services for example.

8,000 - Figure 4: 2010 Census and 2020 and 2030 MAPC Stronger
7,000 Region Projections
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State Data Center Projections

Tablelll-6 provides projections of the age distribution in Needham for 2020 and 2030 from the State Data
Center at the University of Massachusetts Donahue Institute. The 2020 data suggests rather comparable
population figures to the 2020 MAPC Stronger Region estisngith proportional variations of only about

1% or less for each age range with the exception that the State Data Center projects a higher level of those

45 to 54 years of age at 16.4% instead of 14.2%.

Tablelll-6: 2010 Census and 2020 and 2(&@ate Data Center Population Projections

2010 Census 2020 Projections 2030 Projections
Age Range # % # % # %
Under 5 Years 1,869 6.5 1,187 4.0 1,340 4.7
5¢14 Years 4,952 17.1 4,140 14.0 3,133 11.0
15¢ 19 Years 1,862 6.4 2,479 8.4 1,290 4.5
20¢ 24 Years 983 3.4 963 3.3 966 3.4
25¢ 34 Years 1,694 5.9 1,680 5.7 2,156 7.6
35¢ 44 Years 4,046 14.0 3,496 11.8 3,615 12.7
45¢ 54 Years 4,940 17.1 4,851 16.4 3,918 13.7
55¢ 64 Years 3,840 13.3 4,739 16.0 4,458 15.6
65¢ 74 Years 2,053 7.1 3,242 10.9 3,896 13.7
75¢ 84 Years 1,606 5.6 1,680 5.7 2,559 9.0
85 Years and Over 1,041 3.6 1,153 3.9 1,208 4.2
Total 28,886 100.0 29,610 100.0 28,539 100.0
Under 20 Years 8,683 30.1 7,806 26.4 5,763 20.2
65+ Years 4,700 16.3 6,075 20.5 7,663 26.9

Sources: 2010 U.S. Census BumadiUniversity of Massachusetts, Donahue Institute, State Data Center.
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which is below the 28,88tbtal populationcountin 2010 andwell below the 2020 census population
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count of 32,091 residentsNevertheless, these figures still demonstrate general demographic trends
related to decreases in children, gains in younger adults, and increases inssegéo65 or older. For
example, the State Data Center estimates that those under age 20 will decline by 2,920 residents between
2010 and 2030 while those 65 years of age or older will increase by close to the same amount at 2,963
residents. Younger adsalbetween the ages of 25 and 34 are projected to increase by 462 residents.

Needham Public Schools Projectiéhs

Table Ill-7 presents population projections that were prepared by McKibben Demographics for the
Needham Public Schools which suggest no real total net growth or population loss from the 2010 census
count through 2030. The figures nevertheless demonstrate the samergedemographic shifts as the

other projections with a decrease in younger residentith the exception of Millennialsas well as
increases in older residentisggeredlargely by the aging of theaByBoom generation and the continuing
residency of emfy nesters.

¢ KS NBL2ZNIQ& TAY RXMBtudertskzehdeSrsckiool yedP0A1-70224R1P0R52026,
or from 5,835 to 5,946 studentshe highest enroliment forecasted for piendergarten through 12
grade. The projections then suggeatdecline ofL69 studentsafter that through2033-34, or from 5,946
to 5,777 studentsThese projections indicate a much higher level of growth iolément than is currently
occurring with the 2022021 enroliment at 5,483 students as opposed to the forecasted 5,813.

This data is primarily based on birth, death and migration data. In regard to housing, the report suggests

OKIF G &S @S ycontifuesitohdve someaimmidl i@w home construction (even if that construction

is rental units), the rate, magnitude and price of existing home sales will become the increasingly
R2YAYFYyd FFEOOG2NI FFFSOGAYI GKS | Y Redsport fuetier suggdsislzt | G A 2
the following with respect to housing:

The issue over the next five to ten years is that the number of new and existing home sales over the last
three years has been more than 60% lower on average than the previous sevenWehait this in
migration flow the district preschool age cohorts will be of insufficient size to maintain the current
elementary enrollment levels. The more dependent an area ismigiation for students to compensate

for a low number of births, thiarger the enrollment will decline. While the construction of new rental
units will help reduce this problem in the short term, once these units are finished (assumed in these
forecasts to be by 2027) they will have no additional impact on the overadiagibution of the district.

15 McKibben Demographics, Needhambftc Schools, MA Demographic Studignuary 2, 2019. These figures
NEFtSOG GKS F2NBOIFaGdSNRa a.Sad {OSyINxR2¢é¢ ¢gAlKtand £ OdzNNJ
completed by 2032nd occupied by 2033.
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Tablelll-7: 2010 Census and 2020 and 2030 Needham Public School Projections

2010 Census 2020 Projections 2030 Projections
Age Range # % # % # %
Under 5 Years 1,869 6.5 1,760 6.1 1,620 5.6
5¢14 Years 4,952 17.1 4,710 16.3 4,750 16.4
15¢ 19 Years 1,862 6.4 1,910 6.6 1,850 6.4
20¢ 24 Years 983 34 1,060 3.7 940 3.2
25¢ 34 Years 1,694 5.9 2,170 7.5 2,210 7.6
35¢ 44 Years 4,046 14.0 3,090 10.7 3,600 12.4
45¢ 54 Years 4,940 17.1 4,040 14.0 3,240 11.2
55¢ 64 Years 3,840 13.3 4,680 16.2 3,810 13.2
65¢ 74 Years 2,053 7.1 2,990 10.3 3,700 12.8
75¢ 84 Years 1,606 5.6 1,490 51 2,220 7.7
85 Years and Over 1,041 3.6 1,060 3.7 1,020 3.5
Total 28,886 100.0 28,960 100.0 28,960 100.0
Under 20Years 8,683 30.1 8,380 28.9 8,220 28.4
65+ Years 4,700 16.3 5,540 19.1 6,940 24.0

Sources: 2010 U.S. Census Bureau and Demographic Study conducted by McKibben Demographics for
the Needham Public Schoolgnuary 2, 2019

Tablelll-8 and Figurdll-5 provide a comparison of the 2030 MAPC Stronger Region, State Data,Center
and Needham Public School projections. The State Data Center and Needham Public School projections
suggest relatively comparable total population estimates, but the decreases in children as well as the
increases in older adults are much less extreme iRhblic School figures in comparison to the others.

Of particular note in these population projections are the following general demographic shifts and
resulting implications:

T {2YS RSOfAySa Ay GKS ydzYyoSNA 27F CokphblicRdthBoy o KA O
system, reducing costs with decreases in school enroliment. MAPC and State Data Center
projections suggest greater declines in children than those prepared for the Needham Public
School District.

1 Increases in younger adults with sufficiencome to afford housing in Needham. These smaller
households will likely put less stress on local infrastructure, and many will be attracted to the
smaller multifamily units thathave beernproduced as part of the new rental developments or
opportunities that might arise out of new zoning such as the Mixed Use Overlay Jigtd@D)
or potential accessory dwelling units. Fiscal analyses of the MUOD and recenfamiliti
developments have indicated that they will likely result in positive annuall fisazefits to the
Town.

1 Some declines in middigge residents who are likely to be homeowners, many with sehgel
children. This population puts substantial pressure on Town services.

1 Increases in older adults 65 years of age or older, many who would prefer to downsize in the
community but have tended to remain in their homes given limited housing alternatives. These
residents will likely put greater pressure on the Council on Agindoaiadlambulance services as
well as private health services. The increase in this age category is much higher in the MAPC and
State Data Center projections as compared to the Needham Public School estimates.
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Tablelll-8: Comparison oPopulation Projections for 2030

2010 Census MAPC Stronger State Data Center Needham Public
Age Range Region Projections | Projections Schools Projections
# % # % # % # %
Under 5 Years | 1,869 6.5 1,650 54 1,340 4.7 1,620 5.6
5t019 Years | 6,814 23.6 5,935 19.3 5,389 18.9 6,600 22.8
20to 34 Years | 2,677 9.3 3,680 12.0 3,122 10.9 3,150 10.9
35t0 64 Years | 12,826 44 4 12,002 39.0 11,991 42.0 10,650 36.8
65+ Years 4,700 16.3 7,479 24.3 7,663 26.9 6,940 24.0
Total 28,886 100.0 30,746 100.0 28,539 100.0 28,960 100.0

{ 2dzNDSay Hamn | ®{ ® / Syadza . dz2NBl dzZ aSUiNRBLRtAGEY | NBIF tf
Projections based on the Stronger Region Scenario, January20i4ysity of Massachusetts, Donahue Institute,

State Data Center; aridemographic Study conducted by McKibben Demographics for the Needham Public
SchoolsJanuary 2, 2019
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Previous fiscal analyses of nhew Chapter 40B development or the Mixed Usay(istrict as well as
some updated cost information suggest the following:

1 The Needham Public School projections suggest a decline of 169 students betwee202625
and 203334, or from 5,946 to 5,777 students. These projections indicate a much higledrole
growth in enroliment than is currently occurring with the 262021 enrollment at 5,483 students
as opposed to the forecasted 5,813Vith average school costs of approximately $0B, per
student, savings would be significant.

1 Because Needham $ close to buildouof singlefamily homes any new development is likely
to involve new multfamily development in business areas and/or the redevelopment of existing
properties that will be better oriented towards young single adults, young couled
downsizers who put less demand on local services.
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1 With time and the turnover of homes by empty nesters, it is likely that the population will increase
after 2030 as families reoccupy the homes with accompanied increases in the number of ¢hildren
school enrollmentsand a higher demand for local services.

4, Households; More familiesandrecentincreases in household si¥e

As shown in Tabldl-9, after an increase in the number of households between 1990 and 2000, the
number of households feby 271 or 2.6% to 10,341 by 201 then increased to 1065 households
according t®2020 census estimatesThe net number of new householas605between 1990 and 22D
representinga 6.0% rate of growtha bit more than a third othe 16.4% rate opopulation growth during

this period. This suggests that householsre becoming larger whiclwasfurther demonstratedoy the
increase in average household size from 2.68 persons in 199@2d2.2@0. Perhaps the teardown
activity that ha occurred over the past decade, with smaller more modest homes being replaced with
larger more expensive ongds a contributing factor tincreasing numbers ¢érger householdas families
largely replace empty nesters

MAPC Stronger Regigmojections suggest an increase from 10,310 households in,20101,084 by
2020 andthen 12,026 by 2030representing a growth rate of 16.6% compared to projected population
growth of 6.4%This indicates an increase in smaller households, which igesisad ofrecenttrends.
While projections have underestimated actual population growth, it is likely that they are overestimating
household growth levels.

Unlike many communitiesvhere the number of families is shrinking in comparison to growing numbers
of nonfamily households (includes unrelated household members and those living alone), the number of
familieshas been increasing in Needhafme percentage of familie§1.0in 2020, was higher than the
66.6% level for Norfolk Countyand 63.246 statewide

Almost 11% of the households with children under age 18 were headed by one parel@7atd
of these,or 428 householdsinvolved single mothers who likely have lowecomes on average
than their male counterparts.

Tablelll-9: Household Characteristics, 1990 toZfD

Household Type 1990 2000 2010 2020
# % # % # % # %
Total Households 10,160 | 100.0 | 10,612 | 100.0 10,341 | 100.0 10,765 | 100.0

FamilyHouseholds* 7,565 | 74.5 7,782 | 73.3 7,792 75.4 8,718 | 81.0
Married Couple Familie 2,876 | 28.3 3,528 | 33.2 3,619 35.0 3,953 | 36.7
With Children<18*
Female Headed Famili¢ 331 3.3 337 3.2 386 3.7 428 4.0
With Children<18*
Nonfamily Households| 2,595 | 25.5 2,830 | 26.7 2,549 24.6 2,047 | 19.0
Persond.iving Alone* 2,149 | 21.2 2,470 233 2492 24.0 1,857 | 172
Average Household Siz 2.68 persons 2.63 persons 2.72 persons 2.82 persons
Sources: U.S. Census Bureau, Census 1990, 2000 and 20enchn Community SurvéyYear Estimates
2016-2020 *Percent of all households

BeKS | of @ / SymydMiG A z3NB2 HzQET IRBHf 8¢ Ay Of dzZRS& YI NNASR O2 dzLJ
of households with children.
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The 2020 census estimates indicate that there were 1@8#iduals living alonerepresenting 12% of
all households Thisshows a decreasdrom 2470 and 2,492such housholds in 2000 and2010Q
respectively Of the singlgperson households, 1,387 or 75% were 65 years of age oriol@®20

Tablelll-10 examines the types of households by household size. Siegé®on households comprised
17.2%of all householdsn 220, down from 24% in 2010, includir®d% ofall nonfamily households.
Therewasa modestincreasein two-person households, from 3,359 in 2000 td5% by 2@®0, remaining
at about 32%all households.On the other hand, households with more than three persomseased
from 3,070in 2000 to3,775by 2@0, or from 29.0%to 35.1% of all householdsThisis consistent with
increases imveragehousehold size fror2.63to 2.82 persons.

Tablelll-10: Types of Households by Sj29800 2010 and2020

2000 2010 2020
Households by Type and Siz # % # % # %
Non-family Households 2,795 26.4 2,667 25.7 2,047 19.0
1-person household 2,470 23.3 2,492 24.0 1,857 17.2
2-person household 279 2.6 159 1.5 154 1.4
3-person household 36 0.3 0 0.0 36 0.3
4-person household 10 0.1 16 0.2 0 0.0
5-person household 0 0.0 0 0.0 0 0.0
6-personhousehold 0 0.0 0 0.0 0 0.0
7+ person household 0 0.0 0 0.0 0 0.0
Family Households 7,800 73.6 7,706 74.3 8,718 81.0
2-person household 3,080 29.1 2,864 27.6 3,303 30.7
3-person household 1,660 15.7 1,525 14.7 1,640 15.2
4-person household 2,043 19.3 2,245 21.6 2,733 25.4
5-person household 785 7.4 933 9.0 739 6.9
6-person household 203 1.9 139 1.3 193 1.8
7+ person household 29 0.3 0 0.0 110 1.0
Total 10,595 100.0 10,373 100.0 10,765 100.0

Source: U.S. Census Bureau, 2000 CeBsusmary File 3, and 262020 American Community SurvéyYear
Estimates

Small families with three or four household members comprid@d®s of all householden 202Q
increasing from 35% in 2000. Large families of five or more persons repregefedf all households
in 202Q relatively comparable t8.6% in 2000 and somewhat higher than Norfolk County 29

Tablelll-11 provides the distribution of househwlsize as to whether the household was a renter or
homeowner. While 86% of renters were in households of only one or two members, this was the case for
43% of owner householdgncludes those who own houses as well condo ubi#sed on th&2020 census
estimates compared to 80% and 4986renters vs. owners 2000, respectivelyAlso,14.1% of all renter
households included three or more members compare8#a@% of owner buseholds.
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Generally renter households have been getting smalleiilesthe opposite is true for owner households.

These changes are also demonstrated in average househokl (fize69 personsfor rentersin 2Q20,
down from 1.90 in 2010. The average household sizevgrersincreased from 2.88 persons 803

during thissame period Consequently, the rental housing stock has far fewer children, largely dictated
by units with more limited numbers of bedroom&n the other hand, the increasing numbers of larger
homes due to teardown activity is likely a factor in the @ages in average household size for owners.
This also points to the development of rental housing hatand¢ess impact on school enroliments.

' KA3IK

LISNOSy Gt 3s
given the disparity btween the averagsized, owner household o8 persons and the median
sized owner-occupied unit of7.5roomsand three to fourbedrooms.

27
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Tablelll-11: Household Size by Tenur2000 2010 and2020

2000 2010 2020
Household Size by Tenure # % # % # %
Owner-occupied Housing 8,584 80.9 8,607 83.0 9,092 8.45
1-person household 1,431 13.5 1,472 14.2 956 8.9
2-person household 2,765 26.1 2,621 25.3 2,921 27.1
3-person household 1,522 14.3 1,427 13.8 1,567 14.6
4-person household 1,946 18.3 2,089 20.1 2,622 24.4
5-person household 727 6.9 859 8.3 739 6.9
6-person household 174 1.6 139 1.3 193 1.8
7+ person household 19 0.2 0 0.0 94 0.9
Renteroccupied Housing 2,028 19.1 1,766 17.0 1,673 15.5
1-person household 1,051 9.9 1,020 9.8 901 8.4
2-person household 571 5.4 402 3.9 536 5.0
3-person household 193 1.8 98 0.9 109 1.0
4-person household 127 1.2 172 1.7 111 1.0
5-person household 76 0.7 74 0.7 0 0.0
6-person household 0 0.0 0 0.0 0 0.0
7+person household 10 0.1 0 0.0 16 0.2
Total 10,612 100.0 10,373 100.0 10,765 100.0

Source: U.S. Census Bureau, 2000 Census, Summary File30&a6810 and2016-2020 American
Community Surve$-Year Estimates
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B. ECONOMIC PROFILE

Thissectionfocuses on economic issuesated to Needham households including changes in incomes
and employment over time, also examining changes regarding education and levels of special needs that
affect the community.

1. Income¢ High income levels but growing income disparities

Tablelll-12 and Figurdll-6 present income data basesh census estimates, revealing huigereasesn
higherincome earnersover time Median hcomes have increased substantially, with the iaed
household incoméncreasingrom $60,357 to $88,079, or by 4@étween 1989 and 1999, and growing
by 30% between 1999 and 2010 $114,365. The 220 census estimates indicate58% growth in median
householdincomesince 2010 $174,707 more thantwice the rate of inflation of 87%. Moreover,

bSSRKIYQa YSRAIY K2dzaSK2fR AyO02YS gFa O2yaARSNIOG

$105,320and $84,385 respectively.

In 1989, about 40% of all householdsd incomes ofess than $50,000ecreasing to 5.1% Ly 2Q@0.

There were decreases in the numbers and percentages of households in all income ranges of less than
$100,000 between 1989 and 20 with 78.4% of all households earning less than $100,000 in 1989
compared t0o30% by 2@0. On the other hand, 21.6% of all households earnewre than$100,000 in

1989 increasingo 70%by 2@0.

Tablelll-12: Household Income Distribution, 1989 to 20

Income Range 1989 1999 2010 2020

# % # % # % # %
Under $10,000 647 6.3 464 4.4 298 2.9 196 1.8
$10,00024,999 1,112 10.8 739 7.0 884 8.5 429 4.0
$25,00034,999 886 8.6 698 6.6 357 3.4 532 4.9
$35,00049,999 1,434 14.0 909 8.6 477 4.6 476 4.4
$50,00074,999 2,350 22.9 1,668 15.7 1,329 12.8 815 7.6
$75,00099,999 1,618 15.8 1,389 13.1 971 9.4 833 7.7
$100,000149,999 1,271 12.4 2,158 20.4 2,027 19.5 1,541 14.3
$150,000 + 948 9.2 2,570 24.3 4,030 38.9 5,943 55.2
Total 10,266 | 100.0 10,595 100.0 10,373 100.0 10,765 100.0
Median income $60,357 $88,079 $114,365 $174,707

Source: U.Sensus Bureau, Census 1990 and 2000 Summary File 3, and American Community S&H@&10200
and 2016-20205-Year Estimates.

44%of all householdgarned more than $200,008ccording ta2020 census estimates

The income distribution of families shoegen higher income levels with a median 818,438and78.2%
earning more than $100,00dcluding52.6% with incomes of more than $200,008,finding highly
correlated with the greater prevalence of tweorker families

Despite generally growing prosperitipere remains a vulnerable population livingNieedham
with very limited financial means as 1,157 household$®8% of all householdsere
estimated to havencomes of less than $35,0@®202Q including625or 5.8% earning less tha
$25,000.

=)
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Some ofb S S R K lowegRidcome householdkely live in subsidized housing, while others might be
retired and/or disabled, living on fixed incomes. Others may need to leave the community entirely at
some point because of rigj housing costs.

Figure IH6: Change in Income Distribution, 1999, 2010,
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Tablelll-13 providescomparativemedian income levels for various types of households 2020Not
surprisingly, incomes were highest for families, househildbe prime of their working livesnen, and
homeowners.The ¢ 2 & P& capita income was5H,716in 2010, increasng to $80,532 by 20,
considerably highathan the county and statmediansof $55,860and $15,555 respectively.The median
for nonfamily households wa35%0f median household income and 29% of median family income.

The median income ofthose 65 years of age or older wa8&239 less than40%the median for

households with heads in thgs to 64 age rangelt is interesting to note that the median incomé o
households in the 25 to 44 age range, and earlier into their careers, was higher than for those age 45 to

64. It may be that some of these younger households are newer residentsveneoattracted to the

community as a place to raise their families d#adl S Ay O2YySa GKIFG OFy 002YY2
and rising home valuecluding the larger homes that are being built through teardown activity

Tablelll-13: Median Income by Household Type, 20

Type of Household/Householder Median Income

Individual/Per capita $80,532
Households $174,707
Families $213,438
Nonfamilies $61,506
Male fulHime workers $151,788
Female fultime workers $104,449
Renters $44,361
Homeowners $203,690

Householder agé5 to 25 Sample size too small.
Householder age 25 to 44 $242,885
Householder age 45 to 64 $228,281
Householder age 65 or more $88,239

Source: U.S. Census Bureau, American Community Sulegr Estimates for 2@12020.
Householder is a member of th®usehold.
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Other 2020 census data indicates th&bl2 or 32.6% of households were obtaining Social Security
benefits with an average benefit 026,019 Atotal of 2,406households received some other retirement
income representing an average 06%,976in income. There wer205recipients of public assistaac
averaging only $217 in benefits and289households were receiving Food Stamps/SNAP benefits.

As shown inTablelll-14, median income levelrgelyincrease with growing numbers of household
members from $6,069for a single individual living alone t@39,531for three-person householdsThe
census data did not calculate the specific medians for bothfabe and five-person householslas the
categoies wereopenended over the amount of $250,000.

Tablelll-14: Median Household Income by Household Size2@0

Size of Household Median Household Income
1-person households $56,069

2-person households $122,566

3-person households $239,531

4-person households $250,000+*
5-person households $250,000+ *
6-person households $190,069

7+ person households $239,010

Source: U.S. Census Bureau, American Community Surn@p@15-Year Estimates
* Indicates that median falls in the upper interval of an ogmded distribution.

Another perspective on income levels examimasome by the age of the primary household eammer
householder as summarized in Tablel5. Few householders were less than 25 years of age ahddll
incomes ofless than 85,000 according t@020 census estimatesSome of these households may have
been attending local colleges or working pane.

Of the 2524 householers age 25 to 44, only3.3%had incomes ofdss than $50,000 whilé0.5% had
incomes of more than $150,000his age group lththe highest median income level d42,885

The largest age group included those in the 45 to 64 age reavgéving4,617householdsor 43% of all
households.As with the 25 to 44 age groupsabstantial number of these households had incomes of
more than $150,000, representirg.1%of these households, whilenly 7.0% hadincomes of less than
$50,000. tlis likely that some of these householdith more modest means have lived in Needhamm f
many years, entering the community when it still had a fair amount of starter housing available, prior to
the huge boom in housing values.

It is also interesting to note that the median incomes and percentaijethose earning more than
$100,000 are fairly similar in the 25 to 44 and 45 to 64 age categaoriése 81% td3%range More
typically, income levels are higher for those in the older age range as they are generally more established
in their careers and atie peak of their earning potential. One reason for this comparability may be that
more recent homeowners are youngand were particularhattracted to Needham schosland other
community amenitiesincluding public transportation. They also were ableafford the high costs
associated with housing, particulathe large homes that are a product of demolition and replacement
activity.
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The incomes of those 65 years or older were not as concentrated in any particular income rahgy&ut

had incomes olfess than$25,000 andt1%earned under $75,000Neverthelessmore thanone-quarter

had incomes ofnore than $150,000vith another18% earning in the $100,000 to $149,999 rangbese
AyO2YS tS@gSta lftaz2z R2 y2G NBFESOG | K2dzaSK2ft RQa&
considerable for longerm Needham residents.

Tablelll-15: Household Ieome by Age of Householder, 20

Less than 25 Years| 25 to 44Years 45 to 64 Years 65 Years and Over
Income Range # % # % # % # %
Under $10,000 21 60.0 13 0.5 19 0.4 143 4.0
$10,00024,999 14 40.0 38 1.5 94 2.0 283 7.9
$25,00034,999 0 0.0 61 2.5 133 2.9 338 9.4
$35,00049,999 0 0.0 226 9.0 77 1.7 173 4.8
$50,00074,999 0 0.0 32 1.3 253 55 530 14.8
$75,00099,999 0 0.0 102 4.0 196 4.2 535 14.9
$100,000149,999 | O 0.0 272 10.8 610 13.2 659 18.4
$150,000 + 0 0.0 1,780 70.5 3,235 70.1 928 25.9
Total 35 100.0 2,524 100.0 4,617 100.0 3,589 100.0

Source: U.S. Census Bure26-2020 American Community SurvéyYear Estimates.

While the median household income of homeowners almost doubled, from $100,732 in 2000 to
$203,690 by 2020, the median income of renters stayed about the same, fgpm@44,226 to
$44,361.

Tablelll-16 compares 2000 and 20 estimatedincome levels for owners and renteBesides income
disparities related to age, there are growing disparities related to tenure. For exaB¥tepfrenters
had incomes oflessthan $35,000based on 2Q0 census estimatesdown from 41% in 2000. In
comparison,only 5.6% of homeownersad incomes in this range in 20 down from 12.8% in 2000Dn
the other end of the income rang62.5%of homeowners earned more than $150,000vguared to 157%
of renters. Most of theséigherincomeearningrenterswere likely renting singkdamily homes were
staying in other rentals while renovating their existing hgrmemoved into one of the market rate units
in the larger Chapter 40B dewgiments

An estimated23% of all households aré0% of all rentehousehold had income$elow
$75,000. These households might qualdypurchase or rent an affordable upngome even
obtaining such assistance based on income alone given that this threslygldesallyless than
the 80% othe 2021area median income level.
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Tablelll-16: Income Distribution by Owner and Renter Households, 2000 an2(20

Homeowners Renters

Income Range 2000 2020 2000 2020

# % # % # % # %
Under $10,000 | 177 2.1 106 1.2 292 14.4 90 5.4
$10,00024,999 | 420 4.9 172 1.9 338 16.7 257 15.4
$25,00034,999 | 501 5.8 235 2.6 201 9.9 297 17.8
$35,00049,999 | 607 7.1 267 2.9 308 15.2 209 12.5
$50,00074,999 | 1,316 15.3 670 7.4 411 20.3 145 8.7
$75,00099,999 | 1,230 14.3 578 6.4 120 5.9 255 15.2
$100,000149,999 1,954 22.8 1,383 15.2 193 9.5 158 9.4
$150,000 + 2,379 27.7 5,681 62.5 165 8.1 262 15.7
Total 8,584 100.0 9,092 100.0 2,028 100.0 1,673 100.0
Median Income | $100,732 $203,690 $44226 $44,361

Source: U.S. Census Bureau, 2000 Censug(6e2020 American Community SurvéyYear Estimates.

2. Poverty Status; Lowand decliningexcept for those age 65 or older

Tablelll-17 confirms that poverty declined between 1989 and 1999, both in terms of percentages and the
numbers of individuals and families living in povertyom 3.3% to 2.5% of all residentsHowever,
between 1999 and2010 poverty increasedio 3.8% especially amonglder aduls where poverty
increased from 0.7% to 3% likely related to the recession towards the end of the decadibe 2@0
census estimates indicate declines in those living in poverB/4% ofall residentswith a decreasefor
familiesas well to 1.9%. Poverty amoalgler adultsage 65 or older increased to 5.8% from 5.3% in 2010,
and from 249 to 336 individuals

The level of povertyemainslower than the state wher®.8% of all individuals werestimated to bdiving
in poverty in 2@0, including6.6% of all families an8.9% ofolder adults!” The 2@0 poverty levels for
Norfolk County include@.0% of all residentg}.0% of familiesand7.2% ofthose65 years of age or older.

Tablelll-17: Poverty Status, 1989 to 20

1989 1999 2010 2020
Populations # % # % # % # %
Individuals 896 3.3 705 25 1,098 3.8 716 2.4
Below Poverty *
Families ** 140 1.8 121 1.6 234 3.0 166 1.9
Individuals 42 0.9 36 0.7 249 5.3 336 5.8
65+***

Sources: U.S. Census Bureau, Census 1990 and 2000 Summary Fae@add0and 205-2020 American
Community Surve$-Year Estimates.

3. Employmentc Diverse economic baseith high average wages

Needham has a strong and diverse economic base. Early agricultural, grazing, lumbering and tanneries
AL @S gLe (2 YIydFlIOlGdz2NAY3I 6AGK GKS SEGSyarzy 27F
isolation within the l@p of the Charles River. Land speculation, housing development and knitwear
became the foundation of theommuniyQa S O2y 2Y e ¢g"erftury.A Thé onstiuktiBn ofi n

"The federal povertyitnits for 2021 were $12,880 for a single individual and $21,960 for a family of three (3).
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Route 128 enabled the town to become part of the highh highway after World WaH, further
expanding the local economy.

Of those23,761Needham residentsver theageof 16in 202Q 15,3920r 64. ®6were in the labor market.
Of these 3,8160r 25%worked in the communitylt should also be noted th&6.®% of workers drove
alone to workand another 3.9% carpooled Almost 136 used public transportatioryp from 11.6% in
2012and 10.6% in 2017The average commuting time wag.8 minutes.

The 2@0 census estimatealso provide information on the concentration of Needhaorking residens
by industry, indicating thatmore than two-thirds were involved in management or professional
occupations (8.3%), 20.8% in sales and office occupatior®,0% in service occupation®.3% in
construction or maintenance joband 2.9% in production and transportation workAbout 8% were
private salariedor wageworkers, anothe®.9% were government workers, aBdl% were selemployed.

Detailed labor and workforce data from the state on employment pattéonestablishments locateih

Needham is presented in Tablel8. This informatiorshows an average employment1,951workers

employed in Needhanm 202Q up from 19,212 in 2012but down from 22,788 in 2017The data also

confirms a mix of employment opportunities with a concentration of higher paying professional jobs that

brings the average weekly wage for those working in Needham to a relatively high 182¢l@8 up from

$1,698 in 202 and $1,829 in 2017and almost as highas 2 a4 i2y Qa | @S NDbiH5E2816 SS| t &
bSSRKIYQa | @SNF IS ¢SS tudlinedmhedBappiokiinageB19e,880Goaver thanli 2 | y |
bSSRKIYQa YSRAlIY KZAPDKBISR { A pOBEWS (KB &83850M8Qa YSR
another point of comparison, the unemployment level ag\afjust 2021 was 3.7%, up from 2.1% in 2019
priortothS LI YRSYAOZX o6dzi R26Yy FNRBY pd1m: AY HAHNOD bSSH
GKFYy . 23ataydAugust202h &1

Tablelll-18: Average Employment and Wages by Industry, 221217/2020

Average
Industry # Establishments Total Wages Average Weekly
Employment Wage
Construction 91/97/93 $42,622,017 607/737/791 $1,350
$63,363,569 $1,653
$71,658,524 $1,742
Manufacturing 34/30/27 $63547,622 905994/788 $1,350
$58,946,451 $1,140
$57,157,442 $1,395
Wholesale trade 85/91/75 $71,748,277 704/757/1,378 $1,960
$83,824,817 $2,129
$168,380,722 $2,350
Retail trade 88/91/88 $44,685,144 1,1951,166/ $719
$47,792,522 1,071 $789
$54,086,597 $971
Transportation/warehousing 11/16/13 $12,314,649 205215/232 $1,155
$12,903,648 $1,154
$15,605,271 $1,294
Information 51/57/65 $115,387,218 1,1591,374/ $1,915
$144,131,188 877 $2,017
$97,229,775 $2,132
Finance/insurance 102/116/128 $145,016,408 1,1471,256/ $2,444
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$175,911,364 1,119 $2,693
$188,385,336 $3,238
Real estate/rental/leasing 52/73/72 $23,073,500 282/374 $1,573
$34,711,522 $1,783
$30,718,057/291 $2,030
Professional/technical services 281/281/308 $749,042,338 3,6073,10V $3,994
$795,475,169 2,449 $4,933
$721,177,474 $5,663
Management of 15/16/14 $34,875,515 519556/494 $1,292
companies/enterprises $52,573,490 $1,818
$55,805,435 $2,172
Administrative and waste 79/87/43 $53,763,938 1,1542,426/ $896
Services $227,978,706 2,258 $1,807
$257,843,051 $2,196/
Health care/social assistance 127/191/194 $184,236,268 4,0755,282/ $869
$258,298,719 4,634 $940
$264,507,740/ $1,098
Educational services 31/40/43 $69,940,784 1,2021,720/ $1,119
$103,182,738 1,624 $1,154
$110,552,909 $1,309
Arts/entertainment/recreation 22/23/23 $2,942,322 118188/141 $480
$3,797,711 $388
$3,307,819 $451
Accommodation/food services 53/57/58 $25,158,358 1,0251,39¢/ $472
$40,321,432 742 $555
$26,431,704 $685
Other services 250/228/256 $34,798,802 921/837/621 $727
$36,726,874 $844
$31,421,022 $973
Total 1,3811,503/1,548 | $1,696,831,400 19,212 $1,698
$2,166,747,180 22,788 $1,829
$2,183,370,050 19,951 $2,105

Source: Massachusetts Executive Office of Labor and Workforce Develo@@Eltjanuary22, 2019 and

November 12, 2021

Shaded industries have average employment of more than 1,000 workers.

4, Educationg High educational attainment anéhcreasing student enroliment

The educational attainment of Needham resideistvery high anthas improved over the last couple of
decades. In 220, 979% of those 25 years and older had a high school diploma or higher8at¥ fiad
abl OKSf 2 NR&higheS @mNFusdo £4.6% for the county andt4.5% for the state These

attainment levels areip from the 2000 figures of 96.4% with at least a high school degree and 64.9% with
ao I OK SdegeeNDrzhigher.Such high education attainment levels areN&B f | SR

generally high incomes.

gAGK

According to 200 census estimateshere were9,330 residents three yearsf ageor older who were
enrolled in school (nursery through graduate school)lmw 2%% of the2020 population Thoseenrolled

in kindergarten through high school total@®64 students, representing2.6% of the total population.

The Needham Public Schools reported a stu@emollment 05,483 in the 280-2021 school year, down
from 5,645for 2018-2019, and up considerablyfrom 4,330 students during the 199800 school year.
This data suggests that aboiif500schootage children attend schools outside of the Needham Public
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School system. Needham Public School projections also predict that student enrolimegtewitb a
peak of 5946 students in the 202826 school year and then decline tor37in 20332034 .18

Figure IH7 shows the racial distribution of students enrolled in the Needham Public School system,
indicating that about 25% of students were members of minority populations. The White popukition
approximately 75%n 20202021, was down from pevious years, fron84% in2010-2011for example.

Figure IH7: Student Race and Ethnicity for Needham Public SchoolsQ-2021

African American
Asian

Hispanic

Mative American
White T4.8%

Mative Hawaiian, Pacific Islander

Multi-Race, Mon-Hispanic

0 20 40 &0 80 100
FHgure [I18 presents the distribution of selected populations for 2821, showing significant special
needs andhat 6.4% of students were economically disadvantaged and eligible for free or regticed
YSFEf&a FNRY (GKS ! ®{ d 5SLI NIYSyil ™ fualify3therstGdazit inctNS Q &
be part of ahousehold receiving supplemental nutrition &tance program (SNAP) or temporary

assistance for needy familissr homeless, a migrant, or in foster care.
Figure IH8: Selected Populations for Needham Public Schools 028221

First Language not English- 10.4%
English Language Leamer-| 3.2%
Students With Disabilities 17.4%
High Meeds- 2h5%

Economically DisadvantagedH | 6.4%

0 20 40 a0 a0 100

18 McKibbin Demographic Associates, Enroliment Projections for FY 2019/2020 to 2033/34 to the Needham Public
Schools, January 2, 2019.
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5. Disability Status; More than 2,200 residents claimed disability

The 2@0 census estimatesas summarized in Tablg-19, indicate that2,262residents, or7.4% of all
civilian, noninstitutionalizedesidents, identified themselves as having a disablit@f these 171were
under the age of 1850 betweenages 18 and 64, and 441 were 65yearsor older. These levels of
disability are argely e€ss thancounty andstatewide figures, but still represemotable special needs
within the Needham community and suggest thia¢ Town make a concerted effort to produce special
needs housing units that are handicapped accessibléoaidve supportive services.

Tablelll-19: Civilian Noninstitutionalized Population with a Physical Disability, 220

Age Range Needham County MA
# % % %
Less than age 5 0 0.0 0.3 0.8
5to 17 years 171 2.5 4.2 6.1
18 to 34 years 309 8.7 5.7 6.4
35 to 64 years 341 2.6 7.3 10.5
65 years+ 1,441 25.0 27.8 31.3
Total 2,262 7.4 9.5 11.7

Source: U.S. Census Bureau, American Comm8uitey 5Year Estimates, 2612020.

The 2@0 census estimates also identify numbers of residents with particular disabilities, as summarized
in Table IHK20. It should be noted that some residents will have multiple challengembug thanhalf of

the 2,262residents who claimed a disability experienced an ambulatory difficulty with abé¥t &nd

39% withcognitiveand/or independently living probles) respectively.

Table 1420: Types and Distribution of Disabilities, 20

Type ofDisability # Residents % Disabled % All Residents
Hearing Difficulty 694 30.7 2.3
Vision Difficulty 256 11.3 0.8
Cognitive Difficulty 834 36.9 2.9
Ambulatory Difficulty 1,240 54.8 4.2
Selfcare Difficulty 684 30.2 2.3

Independent Living

Difficulty 885 39.1 4.0

Source: U.S. Census Bureau, Census American Community SMeayEstimates for 2612020.

6. Resident Mobility¢ Housing turnoverlower than the statewide level

Of the population one year of age or old&2.6% lived in the same house as they did the year before
according to 200 census estimates Of those2,284 residentsvho had movednto Needhamin 2019,

34% came from within Norfolk Countig5% from another conty in Massachusettsyith another 30%
coming from a different state or abroad. There was more mobility of residents on the statewide level
with 12.5% of residentsnoving in 209.

¥The U.S. Census defines disabditya longerm physical, mental, or emotional condition that can make it difficult

to do basic activities such as walking, climbing stairs, dressing, bathing, learning, or remembering. Many residents
with one or more disabilities face housing challenge® to a lack of housing that is affordable and physically
accessible.
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C. HOUSING PROFILE

This section summarizes housing characteristics and trends, analyzes the housiagfroar a number

of different data sources and perspectives, compares what housing is available to what residents can
afford, and identifies what units are defined as affordable by the staféhrough indicators of needs,
priority housing needs are alsgeintified.

1. Housing Growth ¢ Slower housing growth than population growth and high
demolition/replacement activity

The 2020 U.S. census counted 11,891 housing units, involving an increase of 769 units or 6.9% since 2010.
This is higher than th6.5% and 5.0%growth rates of the 1970s and 1990sspectivelyput a bit lower

than the 89% and7.9% rates of the 1980snd early 2000slt should be noted that housing growth
between 2010 and 2020, at 6.9%, was lower than the 11.1% population growth during the same period
pointing to increases in average household size.

Table IH21 provides information from the 2D census estimates on housing growth over the decades.

This information indicatesth@&24> 2 F bSSRKI YQad K2dzaAy3a aG201 LINBRI
took off in the 1940s through the 1960s when abot## of the housing stock was developsetading

to these figuresgreatly affected by the construction of Routes 95 and.12&er that growth slowed

down tobelow 10% per decade.

It is important to note that there is a disparity between the 2020 decennial census figures and the 2020
census esmates with total housing unit figures of 11,891 and 11,211, respectivelychbf the analysis

of housing characteristics and trends in tHisusingPlan will benecessarilypased on the census estimates

as such information is not available in the deciahfigures.

The Town will still have a healthy cushion with respect to the 10% affordability threshoét
Chapter 40Bvith a currentSubsidized Housingventory (SHIf 1410units; however, the
percentage of affordabilitgecrease from 12.76%based on the 2010 yeaound housing

figure t011.86%.
Tablelll-21: Housing Units by Year Structure Was BuaitR0
Time Period # %
2010 or later 913 8.1
2000 to 2009 888 7.9
1990 t0o1999 564 5.0
1980 to 1989 998 89
1970 to 1979 725 6.5
1960 to 1969 1,188 10.6
1950 to 1959 2,353 21.0
1940 to 1949 1,069 9.5
1939 or earlier 2,513 22.4
Total 11211 100.0

Source: U.S. Census Bureamerican Community Survey 22020 5-Year Estimates.
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only ten units

In 2021, 76 singlamily units were
permitted as well asghree duplexes.
During the year, 72 singlamily
homes and two duplexes involved
teardowns for a total net unit gain of

the building permit count

Tablelll-22indicatesthat between 2010 and ZDthere
was a net gain of 720 housing units with a net increase
of 19 singlefamily homes Thisrepresent a teardown
level of almost 98% of all newermitting for the
construction of singldamily homesduring this period
On theother hand, 666 units were built in mufamily
buildingsof three units or morerepresentingd2.5% of
new unit production. This level of housing growth is
lower than the 913 units built between 2010 and 20 according to the 2P0 census estimates
summaized inTablelll-21. Nevertheless, baseoh the 2010and 2020decennial census coustthe total
number of unitgproduced between 2010 and 2020 was &9shown in Table 4#3, 49 unitshigher than

Tablel11-22: Net NewResidential Units20162021

New Twe Estimated Net New Two
Year New Single | family Demolished | Total Net fam?ly + Multi-
family Units | Units/New | or NewSingle famlly or
Multi —famlly Relocated faminUnits Subdivisions
2010 66 4 (8 units) 160* 5 1
2011 67 5 (10 units) 101* 5 1
2012 75 10 (20 units) 108* 6 2
2013 61 10 (20 units)/ 68** -7 2+12
l***
2014 98 34 (68 92** 6 6+ 40
Units)/4****
2015 85 9 (18 units) 84** 1 2
2016 104 6/1 2% *x** 96** 8 1+52
2017 92 10 (20 93** -1 2+ 562
units)/12
*kkkkk
2018 80 4 79 3 2
2019 87 11 87 2 9
2020 52 11 65 -9 7
Subtotal= 720 Total Net 867 886 1,033 19 35 + 666
New Units
2021 76 6 72 6 4
Total= 730 Total Net New Unitg 943 892 1,105 25 39 + 666

SourceNeedham Buildin@epartment

* All demolition permits

** |Indicates only residential building permité\ssume thaabout92% of the new singkamilyand two-family units
involved demo/replacement.

*** |ncludesl2 indgpendent living units at The Residences\ihgate

**** |ncludes 10 units at mixeduse property at 5dedham AvenueGreendale Village 40B with 12 sindgenily
units and 4 duplex units for a total of 20 unigd 10 units at Webster Street Green 40B development

**++x Includes 52 independent living units &dneWingate Way

*rxeek Includes 390 units at 275 Second Avenue (The Kendrick), 136 units at 700 Greendale Avenue (Modera
Needham) as well as several subdivisions (Sunrise Teri@emits Rockwood Lane 22 units, and Belle Lane 8
units).
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2. Housing Occupancy, High level of ownefoccupancy and extremely tight market
conditions

Table IH23 includes a summary of housing occupancy characteristics from 1990 through 2028e
total 11,891 housing units counted as part of the 2020 WeSBennialcensus, 11,282 were identified as
occupied compared to 609 vacant units with an occupancy rag& &% up from93.0% in 2016°

Based on 2P0 census estimates,fadhe occupied unit®,092 or 84.5% were owneioccupied and the
remaining 1673occupiedunits, or 15.5% were rental units. This suggests that there was an increase of
450 owner-occupied unitdbetween 2010 and 2028nd a26-unit lossof rental units. This data is clearly
inaccurate as almost all new owneccupied development involved teardown activity with ot net
new singlefamily homeduilt between 2010 and 2D asidentified in Table HR2. Gven the construction

of 666 new units of multifamily housing asoted in Table HR2,the changesn new owner versus rental
units are more likelgloser tothe reverse.

These figurestill represent a relatively high level of owneccupancy. For example, only 69.2% of the
occupied units in Norfolk County were owraccupied with the state at 62.3% 2010,which changed
very littleto 68.8% and62.5%, respectively, by 20.

The averag@umber of persons per unit increased from 2.83 persons in 1@0P.88 persons by 2010
and then up ta3.03persons in 280for owneroccupied units On the other hanghe average household
sizedecreased from 2.02 to 89 persons for rental unitsluring this period Thisncreasen the average
household size of owneasccupied unitss consistent withincreases in the towswide average number of
persons per household from 2.68 persons in 196@.72 by 2010and 282 by 2020, and likely at least
partiallyreflects thelarger size of new homes. Moreover, new rental development has focused oR multi
family projects withsmaller unit sizes anthusthe decrease in average householdesiz not surprising.

Tablelll-23: Housing Occupancy, 1990 2019/2020

Housing Characteristic| 1990 2000 2010 2020 Decennial/
Estimates*
# % # % # % % #
Total # Housing Units 10,405 100.0 10,846 | 100.0 11,122 | 100.0 | 11,89Y | 100.0
11,21% | 100.0
Occupied Units * 10,160 97.6 10,612 | 97.8 10,341 | 93.0 | 11,282 | 94.9
10,765 | 96.0
Total Vacant Units* 245 24 234 2.2 781 7.0 609 5.2
446 4.0
Occupied Owner Units **| 8,097 79.7 8,587 80.9 8,642 83.6 | 9,002* | 84.5
Occupied Rental Units **| 2,063 20.3 2,025 19.1 1,699 16.4 | 1673 | 155
Average Household Size| 2.83 persons 2.82 persons 2.88 persons 3.03* persons
Owneroccupied Unit
Average Household Size| 2.02 persons 1.84 persons 1.90 persons 1.69* persons
Renteroccupied Unit

Source: U.S. Census Bureau, Census 1990, 2000 and 2020decennial andAmerican Community SurveyYear
Estimatedfor 2016-2020 as marked with an asterisk (*)
* Percentage of all housing units ** Percentage of occupied housing units

20 The yearround housingfigure is the one used under Chapter 40B for determining the 10% affordability goal
calculated bysubtracting seasonal unitg€ro based on 2020 census esti@s) from total units {1,89)).
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The vacancy rate was only2% forhomeownership in 2010, up somewhat from 0.3% in 2000 as shown
in Tablelll-24. Estimates for ZD indicate an even tighter market with 50% vacancy ratevhich was
somewhathighe thanthe countyand stateat 0.8%and 0.9%, respectively.

On the other hand, the rental vacancy rate vestimated to be zero in 2010, which does not even reflect
normal turnover rates. By 20 this rate had increased t@.3%, lower than county and state levels of
3.1%and 33%, respetively. As any rate below 5% considered toeflect extremely tight housing market
conditions, this information confirms very strong homeownership and rental markets.

3.

Tablelll-24: Vacancy Rates by Tenute2000to 2020

Needham | Needham | Needham County
Tenure 2000 2010 2020 2020 MA 2020
Rental 2.2% 0.0% 2.6% 3.1% 3.3%
Homeowner 0.3% 2.2% 1.0% 0.8% 0.9%

Source: U.S. Census Bureau, 2000 and 2010, Summary File 1; American CommunityYan
Estimates, 206-2020.

Types of Structures and UnitsPredominance of singkéamily homes
Tablelll-25 and FigurdllO RS Y2y a i NI G S
homeswith the following changes in housing types:
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9 The number ofletached and.-unit attacheddwellings(e.g., townhousesjombinedcontinues to
comprise about 82% ofall units The censusdata suggestsa gain of371 singlefamily detached
units between 2010 and 20 and a loss o#4 attached units.The total number oidentified
singlefamily detachedunits, of 8,700 units, is higher than the 8,412 units includedind & S & & 2 NQ &
records although some of multiple units on one lot might be included in the census. data
Moreover, Table HR2 shows that because teardown activity was so high, bahet new single
family homes were built between 2010 and2ZD Thisonce again poirgto anoverestimation of
housing growth in the census figures, likateast somewhatelated to counting new building
permits instead of net new unitgiven teardown activity
There was #oss of 134units in two to fourunit properties between 2010 and 20 but a net loss
of 408 units since 1990These losses are of particular concern as such propeatiesypically
among the most affordable in the private housing stock as ttey provide rental income to
purchasers who choose to occupy them.
There vasa net increase 057 unitsin five to nineunit propertiesbetween 1990 and 2ZD.

The 2@0census estimates also suggastincrease 0211 units in properties of ten or more units
since 2010 which undercounts the units created as patheflarge multifamily properties that
have been permitted under Chapter 40Bt is clear that the2020 census overestimates the
increase in singlamily units while underestimating the growth of units in large rental
developments. Table [H22 indicatesthat 666 units were built as part of mulamily

=a =9

development.

For example, 526 units were produced as part of The Kendrick and Modera

Needham projectslane.

2l vacant units include those offered for rent or salmits that are rented or sold but unoccupieseasonal or
occasional units,andya ¢ 2 i KSNE OF 6 S32NR ®
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etc., decreased toen units according to census estimate¢ KA a A& Ay O2NNBOI
indicates that there are no such units remaining in Needham.

Tablelll-25: Units by Type of Structure, 1990 to 20

Type of 1990 2000 2010 2020
Structure # % # % # % # %
1-unit detached 8,185 78.7 8,333 76.8 8,329 77.3 8,700 77.6
1-unit attached 237 2.3 317 2.9 619 5.7 575 51
2 to 4 units 800 7.7 813 7.5 527 4.9 392 3.5
5 to 9 units 225 2.2 187 1.7 256 2.4 282 2.5
10+ units 901 8.7 1,177 10.9 1,041 9.7 1,252 11.1
Other 57 0.5 19 0.2 9 0.1 10 0.1
Total 10,405 100.0 10,846 100.0 10,781 100.0 11,211 100.0

Source: U.S. Census Bureau, Census 1990 and 2000 Summary File 3 and the American Community6Survey 200

2010 and 2056-20205-Year Ktimates.

Figure 1149: Distribution of Units by Type of
Structure, 2020
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Tablelll-26 provides a breakdown of the estimat&t10 and2020 distributions of units per structure
according to whether the units were occupied by renters or homeownabmut 94% of owners resided
in singlefamily detached or attached homes both 2010 and 220. On the other handnore than40%
of renters lived in multfamily units often or more unitsn 220, up from one-third in 201Q This iselated

to new multifamily rental development that has helped diversify the housing stock

It is interesting to note thaR1%of renters lived in singlamily homesn 220, down fromalmost one

third in 2010 Thigs higher than the state level @#.7%in 2020, and not surprising givethe prevalence
of singlefamily homes in Needhamindonce agaimew rentalalternativesin the community.The decline
in homeownerunits in buildings of 10 or more unjttom 323 in 2010 to 28 unitsin 20, perhaps
indicatesthat more condominium units are held as investments and rented out.
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Tablelll-26: Type ofStructure by Tenure, @L.0 and D20

Type of Homeowner Units Renter Units
Structure 2010 2020 2010 2020

# % # % # % # %
1 unit, detached ang 8,115 | 94.3 8,634 | 95.1 577 32.7 357 21.3
attached
2 to 4 units 160 1.9 102 1.1 367 20.8 197 11.8
5 to Yunits 0 0.0 48 0.5 228 12.9 234 14.0
10 or more units 323 3.8 298 3.3 594 33.6 674 40.3
Total 8,607 100.0 9,082* | 100.0 1,766 | 100.0 1,673 100,.0

Source: U.S. Census Burez062010 and2016-2020 American Community SurvéyYear Estimates.
* The 10 mobile homes that are counted by @20censusestimatesare not included in this analysis.

It also should be noted that the 2020 decennial census indicates that Needham had 776 people
living in group quarters (including lieged group homes). These individuals included 381
institutionalized residents, largely living in skilled nursing facilities, and 395 noninstitutionalized

individuals, most living in student housing. These units are not counted as part of the total
numberof housing units per census data.

Tablelll-27 provides information on the distribution of unit sizes, more specifically the number of rooms
per unit. This data indicates that the median sized unit in Needham was large @ithormsbased on
2020 census estimatedikely including four bedrooms, arigher than the county and state medians of
6.0 and 55 rooms, respectively. In addition, those unitsat might be more appropriate for single
persons, witHfive or fewer roomsinvolved only21.%% of all units in Needhandown from23.0% in 2010
andmuchlower in comparisoro 42. %6 and49.4% for the county and state, respectively.

Given thatabout half (49.4%) of all households included single individuals orgersons, a portion of
households in Needham are living in housing that is much lgrgemwhat theymayneed in essence they
O2dzZ R 0S O2K#HdRDMESdRIdemts rgeS dlden want to downsize but find it challenging to
find appropriate alternative housing that better meets their current lifestyles alpitity to pay The new
multi-family housingdevelopmens have provided some opportunities for downsizingowever, most
longterm homeowners would be unlikely to qualify for the affordable units given financial assets,
including accrued equity, and market prices require incomel over #00,000 The lack of new
condominium developments means that those who wish, for the sake of financial security, to reinvest a
portion of the proceeds of sale of their singlmily homes in a condominium unit that meets their needs,
cannot findsuch housing in Needham.

Table 271 f a2 &aK2ga GKI G bSSRKagoORidgselrRedrdilaygdhomas2With Ay Of
the exception of units with ongwo and fiverooms the percentages of all units with less than ninems
decreased between 2010 and 20while those units with nine units or motacreased by 1,95 units,
going from 26.3% t®5.9% of all units. Those units with seven or more rooms involv@sl.7%of
NeeR K | Yiduging stock compared #1.6% for the county an83.5%for the state.

The surge in larger homes also reflected in the median number of rooms per umiteasingrom 7.1 to
7.5 roomsas well as increases in the size of the average houseadham.
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Through a sample of Assessor records, including 192 homes from 1975 to 1980 and 213/ homes
from 2018 to 2020, the average square footage increased from 2,235 to 4,461 square feet. This
has occurred wite the average household size decreased from 2.99 persons in 198820 2.
based on 2Q0 census estimates.

Tablel1I-27: Number of Rooms per Unit, ZD

Needham Norfolk County | Massachusetts
Number of Rooms per Unit 2010/2020 2020 2020
# % % %
1 Room 191/226 1.8/2.0 2.1 2.6
2 Rooms 130/248 1.2/2.2 35 34
3 Rooms 643/455 6.0/4.1 10.5 100
4 Rooms 810/682 7.5/6.1 137 15.7
5 Rooms 700/796 6.5/7.1 12.9 177
6 Rooms 1,749/1,426 16.2/12.7 157 171
7 Rooms 1,896/1,720 17.6/15.3 134 12.2
8 Rooms 1,827/1,628 16.9/14.5 117 9.3
9 or More Rooms 2,835/4,030 26.3/35.9 16.5 12.0
Total 10,78141211 | 100.0 100.0 100.0
Median (Rooms) 7.1/7.5 rooms 6.0rooms 5.5 rooms

Source: U.S. Census Bureau, American Community Q14020 5-Year Estimates.

Certainly, the demolition of smaller homes and replacement with much larger units explains some of
these shiftstowards larger unitsalthough other market dynamics are also at playhe regional, and in
many cases nationalimbalance between housing suppland demand drives up property valugs
particularly land costsand the pandemic has caused increases in construction c&ish costé turn
compel developers to buildarger homes at very high sales pricesdover their investment anddeliver
aprofit when zoning limits the number of units that can be createBscalating market price havebeen
further fueled by low mortgage interest rates. Consequently, Needham has experienced a housing
market where very large and expensive homes set the bar for real estate expectations.

4. Housing Valueg Extremely highand risinghousing costs
The folowing analysis of the housing marletaminessalues of homeownership and rental housing from
a number of data sources including:

The 1990, 200®010and 2020Decennial U.S. Census figures

¢tKS | o{ & / 9082070 and @DERPR XD rican Community SurvéyYear Estimates

¢KS 2 NNBY DNRdzLIQAa YSRALFY &l fSa LINAOS adlFrdAradao:
Multiple Listing Service data

¢t2py ! aasSaazNna REGL

Internet rental listings

Homeownershipg Unprecedently high housing values

Census datalsoprovides information on housing values, summarif@dwner-occupied unitgincludes
singlefamily and twefamily homes as well as condominium uniis) Tablelll-28. The 2@0 census
estimatesindicated a median house value &@,20Q up from the median of $646,300 2010andmore
than triple the median in 1990 of $256,500. Between 2000 an202¢he median increased bi33%,
considerably more thathe rate of inflation 060% during this period.
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In 2@0, there were only81 units valued at less than $200,000 with anotli&9 units in the $200,000 to
PonnXnnn LINAOS NIy3aSo ¢ KAA& RSY2y a (addupies housing | G
units were relatively affordablto low- and moderateincome households On the other end of the price
range,35% of the units were valued at over $1 millialmost triplethe 2010 level.

Tablelll-28: Housing Values of Ownesccupied Units,1990 to 220

1990 2000 2010 2020
Price Range # % # % # % # %
Less than $200,000 | 1,126 15.8 250 3.2 148 1.7 81 0.9

$200,000 to $299,999| 3,988 55.9 1,471 19.1 239 2.8 189 2.1
$300,000 to $499,999| 1,672 23.4 4,274 55.5 1,551 | 18.0 | 304 3.3

$500,000 to $999,999| 350 4.9 1,577 20.5 5525 | 64.2 |5,324 |58.6
$1 million or more 126 1.6 1,144 | 13.3 | 3,194 | 35.1
Total 7,136 100.0 7,698 100.0 8,607 | 100.0 | 9,092 | 100.0
Median (dollars) $256,500 $385,600 $646,300 $900,200

Source: U.S. Census Bureau, 1990 and 2000, Summary File 1, and U.S. Census Bup€d0,a82@2D205-2020
American Community Survé&yYear Estimates.

Tablelll-29 providesThe Warren Group data frolBanker & Tradesmaon median sales prices and the
number of sales frol2000through 2021, offering a longrange perspective on sales activity. This data is
tracked from Multiple Listing Service information based on actual sales.

Needhamjoinedthe dmillion-dollar clutg several years agas he median sales price of a
singlefamily homeclimbed to $1102,000 as of January 2019 from $976,250 as of the end of
2018 It subsequently gaw to almost$1.3 millionin 2021

The lowest point of the market occurred in 1992 when the median sifaghély home was priced at
$225,000, reflective of theconomic recession in the early 1990s. After tlsaiglefamily home values
climbed steadily until 2005 whethey fluctuated a bitdue to the financial crisibut remained above
$600,000.Since then,the medianhas grown steadily, almost doubling frometi2005 median to
$1,290,000 i2021. Figure H3 shows this pattern of increasing housing values. CQ¥Iidd not have
a negative impact on housing valyesd nuch of the increase in housing values is tuthe larger homes
that are being built throgh teardown activity.

The number of singlamily home salebasalso fluctuated, declininfom 452 sales in 2, to a low of
329 sales in 2008 in reaction to the recessimmd then up and down after thab 384 and 383sales in
2018and 2019, respectively Sales activity decreased somewhat in 2020, to 366 salesyasdip a bit
to 372 salesn 2021.

The condminium unitmarket has experienced more volatility, both in terms of values and number of
sales. Median prices reachediginof $593,750 in 2005 and then dropped to $297,750 by 2009, again in
response to the recession. The condo market did not surpaseepession levels until 2015 when the
median reached a high of $636,000. After a decline in 2016, the median spikéd®$0 in 2017 and
wasat its highest of $885,000 in 202I'he number of sales ranged from a low of 41 in 2000, to a high of

77 in 2015, then down again to 57 sales in 2016, and once again up to 69 in 2018 and 2019. It has

continued to increase, up t85 salesin 2021.
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Tablelll-29: Median Sales Prices and Number of Sal300 to 2021

Singlefamily Condominiums All Sales
Year | Months | Median | # Sales| Median | # Sales| Median | # Sales
2021 Jang Dec | $1,290,000 372 $885,000 | 85 $1,199,500 494
2020 Jang¢ Dec | $1,170,00C 366 $858,000 | 59 $1,100,000 455
2019 Janc Dec | $1,065,000 383 $805,000 | 69 $1,025,000 483
2018 Janc Dec | $976,250 | 384 $754,900 | 69 $930,000 | 488
2017 Jang Dec | $962,500 | 396 $767,000 | 58 $910,000 | 489
2016 Jang Dec | $859,000 | 422 $580,000 | 57 $836,000 | 513
2015 Jang Dec | $848,250 | 419 $636,000 | 77 $809,000 | 537
2014 Jang¢ Dec | $810,000 | 385 $550,000 | 75 $789,500 | 496
2013 Jang Dec | $749,500 | 424 $485,000 | 59 $729,000 | 529
2012 Jang Dec | $672,100 | 396 $445,000 | 47 $657,000 | 491
2011 Jang¢ Dec | $656,500 | 356 $361,000 | 35 $636,500 | 428
2010 Jang¢ Dec | $632,500 | 392 $402,000 | 52 $625,500 | 468
2009 Jang¢ Dec | $650,000 | 331 $297,750 | 54 $620,000 | 408
2008 Jang Dec | $645,000 | 329 $415,000 | 65 $625,000 | 421
2007 Jan¢ Dec | $618,000 | 441 $428,000 | 57 $610,000 | 527
2006 Janc Dec | $655,000 | 368 $444,500 | 44 $636,000 | 454
2005 Janc Dec | $663,750 | 364 $593,750 | 62 $650,000 | 456
2004 Jan¢ Dec | $619,500 | 452 $379,500 | 70 $604,500 | 569
2003 Janc Dec | $560,000 | 426 $379,750 | 42 $545,000 | 508
2002 Jang Dec | $520,850 | 422 $328,000 | 63 $500,000 | 522
2001 Jang Dec | $489,950 | 366 $279,950 | 48 $465,000 | 449
2000 Jang Dec | $436,250 | 434 $239,000 | 41 $425,000 | 525

Source: The Warren Group/Banker & Tradesmigrijl 11, 2022

Housing prices are high Meedham even relative to neighboring communities that include some of the

priciest suburbs in the Boston araad state Median values for singfamily homes are shown in Table
I1I-30for 2000, 2005 (the height of the market for most of these commusijiiér to the recessio)) 2010
and 2021, showing the fluctuations in the market over time. T2@21medians ranged from a low of

$725,750in Dedham to a high of $850,000 in Wellesley. b
$636,000 level for Norfolk Cauy. L {
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Tablelll-30: Median Singlefamily Home Prices for Needham and Neighboring Communities

2000 to2021

Community 2000 2005 2010 2021
Dedham $254,950 $404,500 $346,700 $725,750
Dover $700,000 $1,057,500 $834,875 $1,337,500
Needham $436,250 $663,750 $632,500 $1,290,000
Newton $539,000 $760,000 $735,000 $1,475,000
Wellesley $592,750 $971,250 $900,000 $1,650,000
West Roxbury $270,000 $439,375 $405,000 $730,000
Westwood $392,500 $608,000 $530,000 $1,025,000
Norfolk County $275,000 $425,000 $378,000 $636,000
Massachusetts $215,000 $355,000 $295,000 $510,000

Source: The Warren Group/Banker & Tradesr#gnjl 11, 2022
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Figure IH10tracks these mediasinglefamily homevalues, demonstrating the trajectory of the housing

market since 2005, the height of the housing market in many communities just before the recession.

While all of these nearby communities experienced a downturn in the market following the recession, as

shown in the 2010 values, they recovered quite well and tsaneeexperienced unprecedentedly high
K2dzaAy3a @l tdzSad ¢KS NBO2GSNE FNBY (GKS dodzNARGAYy3I
relatively resilient housing markets in these communi@sswell as a clear signal of the upswing in the

overall housing market in the region.

The speculation and bad loans that drove home sales and prices into an artificially inflated,
unstainable bubble during the recession are not factors today. Markeégmre instead bein
driven mainly by limited availability where housing demand exceeds housing supply

Figure 11110: Changes in Median Home Values for Needham
and Neighboring Communities
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Source: The Warren Group/Banker & Tradesmigrijl 11, 2022

There are some signs that the housing market is slowing somewhdiwever, economists point to a
continuing imbalance of housing supply and demand as even a slower market with escalating interest
rates will likely create enough inventoryo satisfy demand anytime soon. This is not just a regional
problem as for years the countlgas suffered from a chronically undersupplied housing marketNéw

York Time$ NJi A Of Qfted tivd-yéa®s RfIorrid demand, agents had become accustomed to fielding
multiple offers for each listing and setting price records each weekend. That fyebrought on by
pandemic migrations and the growing centrality of the home aspace where people live and work, is
Y26 &ddz0 AARAYIXECKEFG NARAAY 3T Y2NI3IF3AS NrdSa KIFI@S yz2i
tamp down prices and bring demand iatbalance in an economy where a lack of supglynarked by
half-empty car lots, furniture ader backlogs and a peity of homes for saleg is playing a guiding
role.¢%

252dZAKSNIies /2y2N FyYyR { YR2 6z8A ¥IWSEFYVY, RéwarieTintesphl M SiGh F2AJ
2022.
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Town Assessor datan the assessed values of residential properties in Needham is presented in Tables
I1I-:31 and I1I-32, which provide insights not only into the diversity of the existing housing stock but also
the range of values for each dwelling typehis data shows thaNeedham had 813 singlefamily
properties less than the 220 census figure of 800 singlefamily detached homesThis again points to

the censusoverestimation of growth in the ownesccupied housing stock.

There wa®only one unit, a Habitat for Humanity house, valued below $200,000 and just another assessed
between $200,000 and $300,000 that were still relatively affordabldow- and moderateincome
households While almost half of the homes were assessed betw$800,000 and $700,000 in Fiscal
Year 2014, homes in this range have declined8®6. In fact, all properties assessed for less than
$700,000 decreased from 4,987 homes, or 60% of all sfagldy units in FY14, td,684 units
representing20% ofsuchunits by F22.

The bottom line is thatthereigeryf A GGt S | FF2NRFIOAfAGe ESTH Ay b
for low- and moderateincome households

The most striking change involves the number of propediEsessed famore than $1 millionincreasing
from 1,322 homes, or 15.8% of the sindiganily dwellingsn FY14to 3,0620r 36.4% in F22. The highest
assessment was $58,600for a property wih 43 acres and 12,400 square feet of living space on South
Street.

The loss in lowervalued propertiesand growthin high-end marketunits clearly corresponds to the
substantial amount odemolition and replacement activitghat hasbeentaking place in the community
where small, lesgxpensivehomeshave been replaced by much larger and peicones The dramatic
dzLJG A O1 A Yy b SSRKI, padicularly thelhixirynaarkefjs Wislally presented in Figurdll-
11

There were988condounita O2dzy G SR Ay ! daSaaz2Nna NBO2NRA&%® dzlJ TN
2F [ff K2dzZAaAy3 dzyAda FyR (Kdza NBLINBaSyliAyHel NBf
growth in condos has occurred largely by the conversion of-famaily dwellings to higipriced
condominiumunits. Neverthelesgondos were assessgénerallymore affordably than the singifamily

homes with the median value 0698,300compared to 876,300for the singlefamily homeswith arange

of valuesrom $111,400for a deed restricted affordable unit to $90,900for a condoon Maple Street®

Many of the2202 Yy R2 a4 gAGK |aasSaayvySyda o0St2¢ bunnInnn &SN
Subsidized Housing Inventq§HI) Altogether, almost2% of thecondos were assessed below $300,000

down considerably from 40% in FY1€ondos withassessments between $300,000 and $500,000
increased from 22.7% to 28B4 between FY14 andZY Those higher end condos valued at more than

$500,000 increased from orthird to 60%of all condos during this period, includib§6condos assessed

for more than $1 million in FX2 compared to four in FY14. It is also interesting to note that there was a
relatively even distribution of condos among each of the assessment rdnepesen $500,000and $1

million, eachat about 10% of all condos

23 |t should benoted that assessed values typically underestimate market levels, particularly in rising housing
markets as they are largely based on sales prices two years hefore
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Tablelll-31: Assessed Values of Singlmily Homes and Condominiumg.,Y2022

Singlefamily Condominiums Total
Assessment # % # % # %
Less than$200,00( 1 0.01 21 2.1 22 0.2
$200,000299,999 1 0.01 96 9.7 97 1.0
$300,000399,999 7 0.08 130 13.2 137 1.5
$400,000499,999 104 1.2 153 15.5 257 2.7
$500,000599,999 445 5.3 73 7.4 518 5.5
$600,000699,999 1,126 13.4 83 8.4 1,209 12.7
$700,000799,999 1,442 17.1 95 7.6 1,537 16.4
$800,000899,999 1,368 16.3 89 9.0 1,457 15.5
$900,006999,999 857 10.2 92 9.3 949 10.1
Over $1 million 3,062 36.4 156 15.8 3,218 34.2
Total 8,413 100.0 988 100.0 9,401 100.0
Median $876,300 $698,300 --

Source: Needham Assessor, Fiscal Ye22.20

Figure IH11: Assessed Values of Singgenily Homes,
FY2014, 2020 and 2022
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While condounits are on the whole moraffordable, they also tend to be more susceptible to wide
fluctuations in the housing market. Comdmium markets are historically slower to appreciate and faster
to decline in value, and condanium unitvalues tend to rise when the price of sing#nily homes
reaches unprecedented high levels, a trend Needham is currently witnessing.

' 3aS53a3a2NNa -fdilylptoperfied,Nis stimmbatized in Tahlle32, indicates that there are 197
two-family homes 394 units), down from254 twofamilies (508 unis) in FY14 likely related to the
conversion of twefamily homes tosinglefamily use The 2@0 census estimates arlwer than the

I &aSaa2 NI281udts defeln®dian tweamily house price was6$5,900based on Assessor

records There vere alsol2 three-family properties all assessed at more thar6®),000 andwith a
median of 822,600

As to larger multfamily rental properties, there are 31 properties with four units or more that ranged in
assessed value from $482,900 to $92,289,800. Many of the larger properties were concentrated on
Tillotson and Perrault Roads (off Rosemary Strbat)also included Charles River Landing, Chestnut
Hollow, Nehoiden Glen, Modera Needham, The Kendrick, afta@milton Highlanddevelopments for
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example. There were also 26 mixed residential and commercial properties including 13 properties that
were primarly residential and 13 that were primarily commercial.

Tablelll-32: Assessed Values of Multamily Properties Fiscal Year 22

2/3-unit properties More than 4-unit properties

Assessment # % # %
Less than $200,00( 0/0 0.0/0.0 0 0.0
$200,000299,999 0/0 0.0/0.0 0 0.0
$300,000399,999 10/0 5.1/0.0 0 0.0
$400,000499,999 10/0 5.1/0.0 1 3.2
$500,000599,999 40/0 20.3/0.0 0 0.0
$600,000699,999 81/4 41.1/33.3 3 9.7
$700,000799,999 29/1 14.7/8.3 2 6.4
$800,000899,999 17/4 8.6/33.3 2 6.4

$900,000999,999 4/1 2.0/8.3 4 12.9

Over $1 million 6/2 3.0/16.7 19 61.3

Total 197/12 100.0/100.0 31 100.0

Source: Needham AssessagdalYear 2@2.

Rental Housing

Tablelll-33 presents information on rental costs from 1990 to2B(based on theU.S. CensuBureau
sample data. The rental market has changedr the yearsas the median rentioubledbetween 1990

and 2@0, going from $798 per month t01$%604. In 20,65.8%62 F (G KS G2y Qa NBy I €
for more than $1,00050.8% above $1,500and 1..4% at over $3,000 It is also important to note that

the census figures include subsidized units, which represlenis 37%o0f all rental units in Needham, and
thusmedian values make thrental market look more affordable thanattuallyis.

Tablelll-33: Rental Costs, 1990 to 20

1990 2000 2010 2020
Gross Rent # % # % # % # %
Under $200 197 9.7 108 5.4 0 0.0
$200-299 79 3.9 55 2.7 139 7.9 238 14.2
$300499 195 9.6 133 6.6 176 10.0
$500749 350 17.2 160 7.9 74 4.2 189 11.3
$750999 540 26.5 243 12.1 98 55
$1,0001,499 487 23.9 543 26.9 329 18.6 251 15.0
$1,500 + 667 33.1 788 44.6 850 50.8
No Cash Rent | 190 9.3 106 5.3 162 9.2 145 8.7
Total* 2,038 100.0 2,015 100.0 1,766 100.0 1,673 100.0
Median Rent $798 $1,289 $1,484 $1,604

Sources: U.S. Census Bureau, Census 1990 and 2000 Summary File $&d®8ad 208-2020 American
Community Surve$-Year Estimates.

Updated informationon rental offerings inNovember 2021s presented in Tabldl-34, whichindicates
very high rentlevek. The lowest advertisegnts includeda studio apartmentpne and twebedroom
units at Rosemary Lak&partments an olderrental development and a twebedroom condo unit, all
below $2,000 More typical market rentals aggnificantlyhigherincluding rents neaor above$4,000
for two and threebedroom units in newer muliiamily developments that were permitted under Chep
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40B and thus also include some affordable unit25% of total unitsA typical rent for a twebedroom
apartment is at least $1,900 in older dwellings and over $3,200 in newer-famlily development.

Tablelll-34: Market Rental ListingdNovember 2021

Location # Bedrooms # Baths Square Feet Rent Property Type
The Kendrick Studio 1 606 $2,473 Large Multi
family/40B
2 2 985-1,2902 $3411-$3,755
Modera 1 1 905 $2,746 Large Multi
Needham family/40B
2 2 1,205-1,360 $3,997-$4,291
2 2.5 1,756 $5,705
Charles River 1 1 1,0241,122 $2,669-$3,324 Large Multi
Landing family/40B
2 1 1,139 $3,198
2 2 1,379 $3471
Rosemary Lake 1 1 441-1,024 $1550-%$1,775 Large Multi
family
2 2 1,047 $1,25
3 1.5 1,774 $2,850
3 2 1,850 $3,195
Webster Green 1 1 987 $2,650 Large Multi
family
2 1 900978 $2,400%$2,650
2 2 1,200 $2,700
Oak Street Studio 1 NA $1,575 TopHoor in
House
Hamlin Lane 2 1 800 $1,900 Condo
Marshall Street 2 1 1,000 $2,300 2" Floor of
House
Pleasant Street 2 1 NA $2,500 Apt. in House
Guild Road 3 1 1,400 $2,300 Townhouse
Great Plain Ave| 3 1 1,200 $2,500 Duplex Apt.
Maple Street 3 1 1,200 $2,800 Townhouse
Hillcrest Road 3 2 1,825 $4,000 House
Forest Street 3 2 1,604 $4,000 House
Standish Road 3 2 1,837 $4,500 House
Greenough St. 4 3 2,606 $2,500 Duplex Apt.
Carol Road 5 2 1,956 $3,800 House
Myrtle Street 5 2.5 2,620 $4,500 House

Source: Internet listings, November 16, 2021.

Most of the apartmentslsorequire first andast month rent plus a security deposit equivalent to as much
& | Y2yiKQA&a50WNpaftient, thaCt@tds)$,600 ik upFont cash, an amount that many
prospective tenants are haspressed toafford. { 2 YS f AaldAy3a S@Syell RRSR | 06 NI
Tablelll-35 providesHUDFairMarket Rents (FMR$)r the Boston aredhat are the rent limits that are

appliedto Section 8 Housing Choice Vouchers and some other rental subsidy programs, aaljunsteltly

by the number of bedrooms. These rents are meant to reflbet cost of modest not luxurious rental

units in the community Gven the market rentdisted in Tablelll-33, it becomes clear whyection 8
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voucher holderganencounter problems findingental oppotunitiesin Needham belovthese caps.The
Needham Housing Authority has received permissiopetanit voucher holders to rent units up 0%

of FMRs given high markptices.

Tablelll-35: HUD Fair Market Rents (FMR2D18 t02021

Year Efficiency OneBedroom | Two-Bedroom | ThreeBedroom | FourBedroom
2021 $1,742 $1,924 $2,336 $2,906 $3,168
2020 $1,715 $1,900 $2,311 $2,880 $3,131
2019 $1,394 $1,561 $1,902 $2,383 $2,571
2018 $1,253 $1,421 $1,740 $2,182 $2,370

Source: U.Pepartment of Housing and Urban Development (HUD)

5. Affordability Analysis

Affordability Gaps

While it is useful to have a better understanding of past and current housing costs, it is also important to
analyze the implications of these costs on afforitigh Tabledll-36 and IH37 review affordability from

two different perspectives. Tabldll-36 calculates what households earning at various income levels can
afford with respect to types of housing On the other handTable llI-37 examines housing costs
summarized above in Sectidh.C4, estimating what households mustely earn to afford these prices
based on spending no more than 30% of their income on housing expémsesommonly applied
threshold of affordability.

In addition to showing how different types of housing are more or less affordable to households earning
at the median household income level for Needham, the 100% of median income for the Boston area, and
at the 80% of area median income, Table8@lalso idicates that the amount of down payment has a
substantial bearing on what households can afford. Prior to the recession, it had been fairly easy for
purchasers to limit their down payments to 5% or even less as long as they paid Private Mortgage
Insurance6t aL 0 2NJ ljdzZt t AFASR F2NJ I &dzwaARAT SR Y2NI3l 3¢
Program?* MassHousing mortgage programs, or other government mortgage insurance programs. Since
then, lenders have typically applied more rigid lending criteria, dinphigh down payments and stricter
credit standards. These requirements make homeownership, particularlytifitet homeownership,

much more challenging, and the proportion of fitshe homebuyers entering the market has
plummeted. As Table 86 demastrates, a household earning the same level of income can acquire a
much higher priced home if the household is able to pay more cash down, as they are borrowing less.

Whether mortgage financing requires Private Mortgage Insurance (PMI) also makésendé. PMI is

not required ormortgages with large down payments or for many publicly insured or subsidized mortgage
LINE IANJ Yao ldadzYAy3d GKFG | K2dzaSK2f RONE Mbidgagy 3 | G
Program or MassHousing offerings forample, this household couldotentially afford a singleamily

home forabout $371,50@ithout PMI but $51,500with this extra cost.

Table IH36 also shows that because condo fees are calculated as housing expenses in mortgage
underwriting criteria, condo units can be relatively more expensive. Therefore, apersen household
earning atthe 80% of area median incontienit (based @ 2021 HUD income limits for the Boston area),

for example, can afford a singlamily home of $371,500 with a 5% down payment, but a condo unit for
only $331,500, assuming a condo fee of $300 per month. Condo units are typically smaller and cost less

a2NJl3Fr3Is tN
Page50
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than singlefamily homes, however, and the condo fee pays for maintenance of building and grounds that
is borne directly by the homeowner.

It should be noted that he same householgith income at the 80% AMI limiis estimated topotentially

be able to by a two-family house for $93000 This assumes that can charge 3,000 per month in

rent as this income is also considered in mortgage underwriting, usually at about 75% of the rent level
or $1500. A threefamily house is even more affordable with two paying tenants, and it is therefore
not surprising that the twefamily andtriple-decker hare been © succeshul as starter housing for those
looking to enter into homeownershig?>

Tablelll-36: Affordability Analysis |
Maximum Affordable Prices Based on Various Income Levels and Housing Types

Estimated Max. Estimated Max.

Type of Income Level 30% of Monthly | Affordable Price Affordable Price
Property Income 5% Down*** 20% Down***
Singlefamily NeedhamMedian $4,367.68 $686,000 $808,000

Income =$174,70F

100% AMI = $108,720| $2,718.00 $427,000 $503,000

80% AMI = 90,950* $2,273.75 $371,500 $420,500
Condominium Needham Median $4,367.68 $656,000 $776,500

Income = $74,707

100% AMI = $108,720| $2,718.00 $390,000 $461,500

80% AMI = $90,950** | $2,273.75 $331,500 $377,000

30% of Monthly | Estimated Affordable
Income Utility Cost Monthly Rental

Rental Needham Median $4,367.68 $175.00 $4,192.68

Income = $165,547*

100% AMI = $96,640 | $2,416.00 $175.00 $2,241.00

80% AMI = $80,850** | $2,021.25 $175.00 $1,846.25

50% AMI = $53,700** | $1,342.50 $175.00 $1,167.50

30% AMI = $32,200** | $805.00 $175.00 $630.00

{ 2dzNDOSY /It Odzt | Ganghidnity IHOLBIG Bpedaist. 6 & ¢ 26y Qa
F . FLaSR 2y (KS ! o{® / Syadza (ACOE badztmates, T0BRROLI Y / 2YYdzy Al @

* HUD 2@1 Income Limits for the Boston area for a household of three (3) for homeowners (average household
size for homeownerin Needham wa8.03 persons per the ACS 282020 Estimates) and average of two (2) for
renters as average household size for rerecupied units was &9 personsbased on the2016-2020 ACS
Estimates).

*** Figures based on interest rate df0%,30-year term, annual property tax rate oi$.03per thousand, insurance
costs of$6 per thousand for single and twiamily homes and $4 per thousand for congtuts, and private mortgage
insurance (PMI) estimated at 0.3125% of loan amount for 95% fingyazid estimated monthly condo fees of $300
Figures do not include underwriting for PMI in calculations with a 20% down payandrfor the 80% AMI level at
95% financing that would assume that the purchaser qualified for the ONE Mortgage ProgeaasHosing or
other government mortgagefferings for example Assumptions also include the purchaser spending no more than
30% of income on housing costs.

Because median income levels are so high in Needham,74t B07based on 200 census estimates, the
amount that can be borrowed and ultimately the purchase price are relativelyadsighell For example,

BTwoFl YAT @ K2YS&a IINB tt26SR AY .bSSRKIFIYQad DSYSNIf wS&aAR:
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a median income household may likely be able to afford a sfiaghily home for 808,000 and a ¥76,500
condo based on 80% finaimg.

Table IH36 also looks at what renters can afford at five different income levels. For example; a two
person household (average household size of renters in Needham &@persons according to 20
census estimates) earning tite 50% of area median incomienit or $53,700 annually could afford an
estimated monthly rental of about $1,168, assuming they were paying no more than 30% of their income
on housing including utility bills that average $39& month?® An unsubsidized rental this lowistually
impossibleto find in Needham where the lowest rental advertised in November 2021 was $1,550 for a
very small onédbedroom apartment in an older muifamily development.

As noted above,entals ao include relatively high upfront cash requirements, often including first and
last month€Yent plus a security deposit. This means that any household looking to rent in the private
housing market must have a considerable amount of cash available, idsci impact on affordability.

It is also important to note that the figures included in Tabl@6llare for those earning at the 80% AMI
limit and are not the same as the purchase prices that are calculated under the state Local Initiative
Program [IP) formula. The stai@pproved purchase pricdsr initial occupancyare established at the

70% AMI level with some other slightly different assumptions.

Tablelll-37 examines affordability from another angle, going from specific housing costs to income. Taking
median price levels for singfamily homesandcondaminium unitsinto account the incomes that would

be required to afford these prices are calculated, alsovang the differences between 95% and 80%
financing. For example, using the median sitighaily home priceof $129 millionin 2021, a household
would have to earn approximately888,600if they were able to access 95% financing aRd&900with

80% fnancing, well above the median household incomé&bif4,707and even the median inconfer
homeownersof $203,690

The median condminium unit price was 885,000 in 2021which required an estimated income of
$231,500with 5% down and $97,440with the 20% down payment.

In regard to rentals, using the prices listed in November 2021, abedeoom unit renting for $1,800

would require an income of $78,000, assuming $150 per month in utility bills and housing expenses of no

more than 30% of the housel®IQ&d Ay O2YS o ¢CKA&d Aa NBfFGA@Ste Of 24
a two-person household earning #ie 80% of area median incomieit. A relatively lowpriced listing

for a two-bedroom unit of about $2,500 would require an income of about $107,000 based on $175 in
average monthly utilities costs.

In comparison, someone earning the 2022 minimum wage of $14.25 per hour for 40 hours per week every
week during the year would still only earn a gross income of $29,754. Households with two persons
earning the minimum wage would still fall far short oetincome needed to afford these minimum
advertised rents. While there are rents that fall below this level, particularly subsidized rents, market
rents tend to be beyond the reach of those earning at 80% AMI much less lower wage earners.

26 Based on utility allowances provided annually by the Needham Housing Authority
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Table l1I-37: Affordability Analysis Il
Income Required to Afford Median Prices and Minimum Market Rent

Type of Property

Median Price *

Estimated Mortgage

Income Required **

5% Down

20% Down

5% Down

20% Down

Homeownership

Singlefamily

$1,290,000

$1,225,500

$1,032,000

$328,600

$278,900

Condominium

$885,000

$840,750

$708,000

$231,500

$197,440

Estimated Market

Monthly Rental

*kkk

Estimated
Monthly
Utility Costs

Income Required

Rental

Onebedroom

$1,800

$150

$78,000

Two-bedroom

$2,500

$175

$107,000

Threebedroom

$2,800

$200

$120,000

{ 2dzNDOSY /1 £Odz  GA2ya LINRPBOARSR
* From The Warren Group Town Stats da@21for median prices

** Figures based on interest rate of 4.0%;3&ar term, annual property tax rate 813.03per thousand, insurance
costs of $6 per thousand for single and tfeanily homes and $4 per thousand for condtuts, and private mortgage
insurance (PMI) estimated at 0.3125% of loan amount for 95% finarazidgstimated monthly condo fees of $300

6e ¢26yQa

[ 2YYdzy A&

| 2 dz

Figures do not include underwriting for PMI in calculations with a 20% down payment. Assumptions also include

the purchaser spending no more than 30% of income on housing costs.

Through the combination of information in Tabléd$36 and IH37, it is posible to compute the

affordability gap, typically defined as the difference between what a median income household can afford

and the median priced unit on the market. The affordability gap would theBiB2 000as ofthe end of

2021 for singlefamily homes, the difference between 808,000 based on what a median income
household could afford (for an average household of three and 80% financing) and the median house

price of $.29 million. This gap is up considerably frdb211,500 as of April 2014The upfront cash
requirements for the down payment and closing costs in effectadd more thananother £65,000 to
this affordability gap in the case of 80% financing. The gap wider@OthP0 plus some upfront cash
requirements for 95% financing.

When looking at the affordability gap ftimose with incomest the HUD80% of area median
incomelimit, the gap is an estimate$b18,50Q the difference between the median priced

singlefamily home and what three-person household earning at this income level can affard,

or $371,500based on 95% financinghis gap is up substantially from $556,500 in 20d4he
case of 80% financing, the gap wodktrease to 869,500

As to condaminium units, the affordallity gap is about $29,00Q the differencebetweenthe median

priced condo of 885,000and what a median income earning household can affords66H00 with 95%
financing The gap drops somewhat tdl88500 based on 80% financingssuminghe purchaser can
afford the upfront cash requirementsf close to $18,000. Therewas noaffordability gapin 2014 asa

household earning ahe median incomdevelcould afford the median priced condat the time

For thosewith incomesat the 80% AM limit, the condaminium unit affordability gap mcreases to
$553,500, up from$281,750in 2014 This ivased on 95% financirand assunesthe purchasemwould
jdzt t AFE& F2NJ GKS adl S QavashHo®singardmghgebr @Her gpvarhment
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assisted financing More rigorous underwriting criteria, including more stringent credit requirements,
remainsignificant challenges in obtaining mortgdgendng however

In regard to rentals, because the median household income for Needham is so high,isheo
affordability gap for households earning thie median incomdevel who could likely afford a monthly

rent of almost $4,000 However,a household \ith income at the 80% AMinhit would encounteran
affordability gap of about $650er month the difference between an estimated median rent of $2,500

and what such as household could afford of about $1,846.

Housing Demand and Supply Analysis

Tablelll-38identifies how many singt&amily homes and condoinium units exist in Needham that were

potentially affordable within various income categoribsased on Town Assessor recar@nly eight
singlefamily homeswhich includes Habitat for Humanity house, were affordable to households earning
at or below 80% AMI as wefel7 condaminiums that included 17 affordablecondaminiums aspart of
Chapter 40B developmentsAn additionalfive singlefamily homes and®2 condaminiums would be

potentially affordable to those with incomes in the 80% to 100% AMI rafpges represents limited

affordability in the housing stockMoreover, assessments typically lag sales prices by a year or two and

thus it is likely that there has beerfarther erosion of affordability in the housing inventory.

About 38% of the singlefamily units & well as condosvere potentially affordable to those earning

between 100% AMI andNS RK | Y Q&

YSRAILY K2dzaSK2fR AyO2YS
household income level was so high in comparison to the-aiide income levels for the Boston region.

Tablelll-38: Affordability Analysis Il
Relative Affordability of Singldamily and Condo Units in Needharf)Y22

Singlefamily Homes

CondominiumUnits

Price Range Available in Price Available in Price

Singlefamily/ Income Range Range Range

Condo* Number % Number %

Less than $71,500/ Less than 80% AMI 8 0.1 147 14.9

Less than $31,500

$371,500$427,000 80% to 100% AMI 5 0.6 92 9.3

$331,506$390,000

$427,001$766,000 100%AMIto

$390,001$733,000 b § SR K inedignd 3,230 38.4 376 38.0
household income

More than ¥66,000/ | More thanb SS RK I

more than 33000 | median household 5,170 61.4 373 37.8
income

Total 8,413 100.0 988 100.0

{2dND3Y bBSGRKFY

| 22 Figured baRed on% thigersort hauSehoid2 NJ

tf SOSt 3

* Includes estimated condo fee of $300 per month and figures are based on 80% financing with the exception of the less

than 80% AMI category where households could possibly qualify for subsidized mortgagemgreghere 95%/97%

financing is available.

Table llI-39 demonstrates a substantial need for more affordable homeownership opportunities in
Needham for those earning at or below 80% AWwth even a deficit in units for those with incomes in the

80%to 100% AMI range These calculations suggest that of the6D,@wner households who were

Needham HousinglBn
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estimated to have earned at or below 80% AMI in 2(QAtest report available)there were onlyeight
singlefamily homes and47 condaninium units that would have been affordable to them basedrorf2
assessed valuesnd otherassumptions listed in Tabl#-36, including spending no more than 30% of
income on housing costs

Tablelll-39: Homeownership Need AnalysiBY 2022

Income Group| Income | Affordable Sales | # Owner # Existing Deficit-/

Range* | Prices Single Households | Units Single | Surplus +
family/Condos** | *** family/Condos | Singlefamily
+ Condos

Less than 80% | Less than| Up to 871,500 1,060 8/147 -905

AMI $90,950 | $331,500

80% to 100% $90,950 | $371,501$427,000/ | 375 5/92 -278

AMI $108,720 | $331,501$390,000

Total 1,435 13/239 -1,183

Source:Needham Assessor data fBY 2.

* For a household of three (3) as the average household size for owner(9&sersons per the 208:2019 ACS
5-Year Btimates) based on 21 HUD income limits for the Boston aret includes Needham.

** See analysis in Tabld-36.

*** See Table H1.

LG Aa ftA1Ste GKIFIG Yrye 2F GKS&AS t26SNI Ay02YS 245y S|
incomes might have been sufficient to buy a house or condominium unit in Needham a few decades ago,

but a household with their current income coubtdt afford a house or even a condo unit in Needham

today. Moreover, their income might qualify them to purchase an affordable Chapter 40B unit but their
financial assets, particularly the equity in their homes, would render them ineligible for such ¢pousin

Tablelll-40 compares numbers of renters within certaiower income ranges to the numbers of existing
units that mght be affordable to them, based largely special tabulations of data summarized in Table
I1l-41 that identify households by typestiure, income, and cost burderiBhisinformation suggestshat
there is a shortage @20 rental unitsfor those with incomes at or below 8086 area median income.
Since this data was reported in 2018, it is likely that some of this needumsequenty addressed by
The Kendrick or Modera Needham Chapter 40B developments for those in the 50% to 80% AMI range but
not for those with incomes belothis rangewhich comprise the greatest need of 500 uniGiven rising
housing costs, it is likely that the deficits have grawrsome of these households have had to relocate
to other communities

Tablelll-40: Rental Unit Need Analysis

# Renter # Existing Deficit -/
Income Income Affordable Households | Affordable Surplus +
Group Range* Rent** x Units ****
Less than 30%| $25,900and $472.50and 450 205 -245
AMI less less
Between 30% | $25.901to $472.51to 405 150 -255
and 50% AMI | $43,150 $903.75
Between 50% | $43,151to $903.76to 175 55 -120
and 80% AMI | $64,900 $1,447.50
Total 1,030 410 -620

Source:S. Department of Housing and Urban Development (HUD), SOCDS CHAS Data, American Community Survey,
20142018 5Year Estimate (latest figures available based on HUD special table data).
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* For ahousehold of two (as the average household size for renters wasper 205-2019 5-Year ACSsEmates)
andbased on 208 HUD income limits for the Boston area that includes Needham.

** Data based on the household spending no more than 30% of incomenbagevell as an average monthiiility
allowance of $13 per month.

*** Data from Table H41.

****x Data from Table H1 for those without cost burdens

The MAPC projections also provide estimates on future housing demand with an estimated net demand
of 1,339 housing units between 2010 and 2030, further suggesting that this demand will come primarily
from those who were under age 54 in 2010. MAPC figures for the period of 2010 to 2020 indicate that
much of the demand will be from those under age 3plit relatively evenly between singfamily
ownership and multfamily rental options, both at about 500 units each. A large demand of about 1,500
singlefamily units was estimated for those in the 35 to 54 age range. On the other end of the age range,
those age 55 to 64 will demand a small amount of rdfalthily rental or ownership units while vacating
about 500 units of singlamily units based on outmigration, mortality, or decreased preference for that
housing type. Those 75 years of age or olderexpected to vacate about 1,300 units, most in single
family homes, for the reasons mentioned above.

Cost Burdens

An important measure of housing affordability or housing need is the number of residents who are living
beyond their means based on their housing costsether for ownership or rental. Such information is
helpful in assessing how many households are entaring housing affordability problems or cost
burdens, defined as spending more than 30%afiseholdincome on housing, or severe cost burdens
based on spending more than 50% of income on housing costs.

Based on 200S&a G A Y| 1Sa&4 FTNRBY siMnéricah Somindaily SurdzNEherez@dr®74
homeowners, or21.7%6 of all homeowners ilNeedham spendingmore than30% of their income on
housingand thus experiencingcost burdens Of these664 householdsor 7.2%were spending at least
half oftheir income on housingndthus incurring severe cost burders.regard to renters731renters
or 43.7% were spendinghore than30%of their income on housingcluding479 or 28.6%with severe
cost burdens.

This data suggests thai643 households o24.3% of allNeedhamhouseholds were living in housing that
was by common definition beyond their means and unaffordaitéuding1,143 or10.6% who were
spending more tharalf their incomes on housing cost3hese cost burdens atewer than Norfolk
Gounty with 32.8% of householdsspending more than @6 of their income on housing codist a bit
higher than thel0% level for those with severe cost burdens.

TheDepartment of Housing and Urban Development (HUD) provides data on how many households were
spending too much of their income on housing costs, or were experiencing cost burdens, through its State

2F GKS /AdGASa 5141 {@adils YiyStrategy(QHNS fefos. arhigdrformatbuizi A y 3
is summarized in Tabld-#1 and distributes households kgnure, income and householdtype, also

showinghow many were spending between 30% and 50% of their income on housing, and how many

were spending mie than half of their income on housing. For example, the first cell indicates that there

were 260 elderly renter households (62 years of age or oldeith incomes at or below 30% of area

median incomeS&a G AYF SR o0& GKS [/ Syadz .udehBith&DspendingS NA OF y
between 30% and 50% of their income on housing and another 105 spending more than half of their
income on housingpr a total of 135 with cost burdens
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Of the totalestimated10,765households ilNeedham 1,4250r 13.2% were spending betweel
30% and 50% of their income on housing with anoth@63or 10.8% spending more than
50%. This analysis suggests t#5880r 24% of all households were spending too much o
their housingthe same level that was identified ingl2019 census estimatesThis level is

down from 26% in 201&nd27.7% in 2011

—

=)

Of the 1,810 reported renter households, 620 or 34.2% were experiencing cost burdens compared to 708
or 7.9% of owners. Consequently, renters were proportionately experiencing greater cost burdens
although the total number of codturdened owners was a Hiigher.

There werel,030renter households and,060owner households with incomes at or below 8@d4l,
which includedb7% of all renter households arid..8% of owner households.

Tablelll-41: Type of Households by Income Category and (Bigtdens, 2018*

Households | Households | Households | Households | Households
Type of Household Earning <309 Earning > | Earning > | Earning Earning
By Tenure AMI/# with 30% to < 509 50% to < 80¢ > 80% and § > 100% Total

cost burdens| AMI/ # with | AMI/# with | 100%AMI AMI/

* qd q i .

Sost burdens Sost burdens /b;hl-‘J \r/él(ter;]gast # with cost
burdens *
Elderly Renters 260/30-105 250/35-150 60/20-0 175/25-35 150/30-15 895/140-305
Small Family Rentery 45/0-0 100/0-10 70/70-0 30/0-0 270/0-0 515/70-10
LargeFamily Renters| 0/0-0 10/10-0 0/0-0 0/0-0 15/0-0 25/10-0
Other Renters 145/0-110 45/30-20 45/30-0 0/0-0 140/0-15 375/60-145
Total Renters 450/30-215 405/75-180 175/120-0 205/25-35 575/30-30 1,810/280460
Elderly Owners 285/15-260 160/12514 270/30-45 215/50-35 1,785/17540 | 2,715/395394
Small Family Ownerg 20/0-20 20/0-20 225/50-80 160/30-65 4,630/63555 | 5,055/715240
Large Family Ownerg 0/0-0 20/0-20 15/0-0 0/0-0 855/35-0 890/35-20
Other Owners 25/0-25 20/0-4 0/0-0 0/0-0 250/0-20 295/0-49
Total Owners 330/15-305 220/12558 510/80-125 375/80-100 7,520/845115 | 8,955/1,145703
Total 780/45-520 625/200-238 | 685/200-125 | 580/105-135 | 8,095/875145 | 10,765/1,425
1,163

Source: U.S. Department of Housing

and Urban Development (FB)DS CHAS Data, American Community
Survey, 204-2018 5-Year Estimat@atest figures available based on HUD special table data)
*First number is total number of households in each category/second is the number of households paying between
30% and 50% dheir income on housing and third number includes those that are paying more than half of their

income on housing expenses (with severe cost burddtiderly households involve heads 62 years of age or older.

Small families have four or fewer familygmw 6 S N&
category, for both renters and owners, includes rederly and norfamily households, basically single individuals.

GKAE S

Other key findings from this data include the following:

Total Households
1 Of the 2,090 total households earning at or below 80% of area median income (AMI), 1,328 or
63.5% were experiencing cost burdens including 883 or 42.2% with severe cost burdens as they

fIF NBESNJ FFYAfASA

2THUD uses Median Family Income (MFI) in this report which is the equivalent of Area Median Income (AMI).
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were spending more than half of their income on hougi costs. This is down from 1,489
households or 71% and 1,059 and 51% with cost burdens versus severe cost burdens,
respectively in 2015.

Of the 780 households with incomes below 30% AMI, 565 or 72.4% were overspending with 520
or 66.7%spending more than half of their income on housing costs. While the number of
households in this income category decreased fr&20 households in 2015, th@oportion of

those with cost burdens increased from 6&%@ 54%, respectively, with cost burdens and severe
cost burdens. Many households in this income range without cost burdens were likely living in
subsidized units.

There were also high cost burdeasnong those with incomes between 30% and 50% AMI
including 438 or 70.1% with cost burdens, and of these 238 or 38.1% with severe cost burdens.
While still high, cost burdens decreased somewhat for those in the 50% to 80% AMI range
declining to 47.4% and 1B%, respectively for those spending more than 30% of their income on
housing compared to spending more than half their income.

Even those with incomes above 80% AMI were overspending including 980 households spending
between 30% and 50% of their income loousing and another 280 spending more than half of
their income. This is down from 1,465 or 17% of those in this income range who were spending
too much on their housing in 2015, and a further decline from 1,710 and 20% in 2011.

Renter Households

T

Of the 1,810 reported renter households, 740 or 40.9% were cost burdened that included 460

or 25.4% with severe cost burdens. This is somewhat higher than the 37.8% and 22.0% with
cost burdens versus severe cost burdens identified in 2015.

There was an increse in the number and percentage of renter households with incomes at or
below 80% AMI between 2015 and 2018, from 939 to 1,030 households or from 52.9% to 56.9%
of all renter households. The level of cost burdens also increased from 59.1% to 60.2% during
this period including an increase in severe cost burdens from 37.8% to 38.4%. These figures are
higher than those for 2011 when 36.6% in this income range had severe cost burdens.

There were 450 renter households with incomes at or below 30% AMI, referras extremely
low-income households by HUD. Of these, 245 or 54% were experiencing cost burdens, 215 or
48% with severe cost burdens which is up from 41% and 40% with severe cost burdens in 2015
and 2011, respectively.

Of the 580 renter households eang between 30% and 80% AMI (up from 465 in 2015), 285 or
about half were overspending including 180 or 31% of households with incomes in the 30% to
50% AMI range that had severe cost burdens. None of the households in the 50% to 80% AMI
income category ere reported to have had severe cost burdens. The level of cost burdens is
down, however, from 2015 that included 325 or 70% of renter households in the 30% to 80% AMI
range which were overspending including 160 or 34% with severe cost burdens, up foan4

30% in 2011, respectively.

It can largely be assumed that many if not most of the 410 renter households earning below the
80% AMI level and without cost burdens were living in subsidized housing given the high costs of
rentals in Needham.

The highst number and proportion of renters included those 62 years of age or older,
representing 895 households or about half of all renters. Families involved about 30% of all renter
households with notfiamily, nonelderly households at 21%, down from almos¥3th 2015.

About 60% of the 570 elderly renter households with incomes at or below 80% AMI were
overspending on their housing, including 255 or about 45% with severe cost burdens. Those
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remaining 230 seniors earning below 80% AMI and not overspending lilaly living in
bSSRKIYQ&4 &dzoaARAT SR K2dzaAy3d NBASNBSR T2N aSy
developments. These figures also suggest increased cost burdens from 2011 data when-only one
third of the 495 seniors in this income range were exgncing cost burdens, 29% with severe
cost burdens.

9 Atotal of 80 or 37%f the 215 small families (2 to 4 household membeirisp earned within 80%
AMI were paying too much for their housing. It is likely that those without cost burdens were
living in affordable housing. Additionally, the number of small family renter households has grown
from 100 in 2015 and 109 in 2011, whiclayrbe a result of the opportunities offered as part of
the larger Chapter 40B developments.

1 The data identifies only 25 large families (5 or more members) that were renting in Needham, 10
with cost burdens. The number of such households is down #5nm 2015 and 65 in 2011, all
of which were experiencing severe cost burdens. This reduction of large family renters likely
reflects some erosion of relatively affordable larger units for rent in the private market over time
including the teardown of twdamily homes with rentals units and reconstruction of much larger
condominiums that are owned, not rented out

1 There were also 235 neelderly, nonfamily households (largely single individuals) with incomes
at or below 80% AMI, of which 190 or 81% weverspending on their housing, including 130 or
55% with severe cost burdens. This is up from 31% and 35% with severe cost burdens in 2011 and
2015, respectively.

Owner Households

1 Of the 8,955 owner householdd,,148 or 12.8% were overspending on théiousing, including
703 or 7.8% with severe cost burdens. This is down fr3)®84 householdsor 24%with cost
burdens in 2015ncluding 764 or 8.7%encounteringsevere cost burdens More recentlevels
are also down a bit from 2011 when 26.7% were overspending and 10% had severe cost
burdens.

1 Small families comprised the majority of homeowners at 56.4% with large families at about 10%.
Seniors at age 62 or over represented a 3008%cal ownersvith non-family nonelderly owners
at only 3.3%f all homeowners

91 Of thel,0600owner householdsvith incomesat or below80%AMI, 708 or twothirds had cost
burdens with 488 or 46% experiencing se/eost burdens. There were more owner households
in this income rangin 2015, at 1,154 households, but thercentage of those with cost burdens
waslowerwith 64% spending too much and 44¢th severe cost burdendevels of cost burdens
were also equivalent oup somewhat from 201.when 8% had cost burdengand 55%were
experiencing severe cost burdens

1 Almost all owners with incomes at or below 3@¥l were overspending including 92.4% with
severe cost burdens. This suggests that the Town continue to explore options to reduce housing
cost for these extremely loimcome households, most of whom aider aduls. Efforts such as
the Small Repair Grant Program and additional tax deferrals could provide much needed
assistance ADUs may become another source of income for these househdluszaming
changes.

1 There were I5 elderly owners earning at or below 808%1l, down from 750 in 2015 but up
somewhatfrom 710 in 2011By 2018, 489 or 68.4% had cost burdens including 319 or 44.6% with
severe cost burdens. This is higher than the cost burde@8i8with 420 households or 56%
were overspending, including 275 or 37% with severe cost burdémsomparison, e 2011
levels ofthose withcost burdensvas somewhat lower a3%but higher in the case of severe
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cost burdens ab0%.These high levels of cost burdens point to a situation wheret@ngysenior
residents who are retired and living on fixed incomes are exp@rgballenges affording the

high housing costs in Needham, including rising energy, insurance costs and property taxes. Many
of these owners are likely empty nesters living in sifagtdly homes that cost too much for them

to maintain and with more spacthan they require at this stage of their lives.

9 Of the 265 small family householdwith incomesat or below 80%AMI, 170 or 64.2% were
experiencing cost burdens including 120 or 45.3% with severe cost burdens. The level of cost
burdens is down somewh&tom 2015 vhenalmost 90%were spending too much, including 66%
with severe cost burdensThe number of households in this income range was lower in 2011, at
225 householdshut the percentage with cost burdens was at 73% with a higher proportion of
thosewith severe cost burdens at 69%.

1 There were only 3 large familieswith incomesat or below80%AMI, of which20 or 57% had
severe cost burdens, all earnibgtween 30% and0%AMI. This represents a slight increase
from 14 largefamily ownerhouseholds in 2011, 10 having severe cost burdens and earning less
than 30%AMI.

1 There were alsd5non-elderly, nonfamily owner householdwith incomesat or below80%AMI
of which29 or 64.4% had cost burdens, all with severe cost burdens. Whiletdenumber of
households were higher in 2015, with 80 such households, cost burdens were lowetA#ith
spending too much for their housing and eqearter pending more than half of their income on
housing costen 2015 The 2011 data also shows 80 hduslds in this category with bitlower
cost burdens including1.2%with severe cost burdens.

6. Subsidized Housing Inventory (SHI)

Of the 11891 yearround housing units in Needhaff,1,410 or 11.88% areincluded in the Subsidized
Housingnventory (SHI) maintaindaly the Commonwealth of Massachusetts, up from 841 or 7.6% in 2015
and 425 units or 3.9% in January 2696.

Statelaw through Chapter 40Basdecreedthat if a municipality has less than 10% of its yeamd
housing stock seaside for low and moderateincome residents, it is not meeting the local and regional
need for affordable housing. Not meeting this affordability standard makes the locality vulnerable to an
override of local zoning if a developer wants to build houdimgugh the comprehensive permit
process®® Consequently, by surpassing the 10% affordable housing threshold, Needham will no longer be
required to process Chapter 40B comprehensive permit applications that it determines are inappropriate
and do not addres local housing need$his means that Needham has much more control over future
development. Maintaining this 10% plugvel ofSHIunitsis a baseline priority for the Town.

28 Computed bysubtracting seasonal unitgéro based on 2020 census estimaté®m total unitsof 11,891. The

figure was 11,047 based on 2010 cenBgsreswith 11,122 total units minus 75 seasonal or occasional units

2 Includes 668 market rental units or 47% as part of 40B projects. New rentals helped diversify the housing stock.
30 Chapter 774 of the Acts of 1969 established the Massachusetts @hemsive Permit Law (Massachusetts
General Laws Chapter 40B) to facilitate the development of affordable housing felat@vmoderateincome
households; defined as any housing subsidized by the federal or state government under any program to assist in
the construction of lowor moderateincome housing for those earning less than 80% of median inapime
permitting the state to override local zoning and other restrictions in communities where less than 10% of the year
round housing is subsidized for leand moderateincome households.
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Tablelll-42 summarizes those units that are included in the Subsidized Housing Inventory (SHI) and thus
meet all of the state requirements of affordabilitycluding 656 market units that are part of Chapter 40B
rental developments

Table Ilin H Y b S SR K [ zatd®ausifgdedeitanR(SHDctober 12 2021

# SHI | Project Type/ Use ofa | Affordability
Project Name Units | Subsidizing Agency 40B Comp | Expiration Date
Permit
/221Qa . NAR3IS |76 Rental/HUD No Perpetuity
Cook Drive and Seabeds Way)
High Rock Estates* 80 Rental/HJD No Perpetuity
138158 Linden Street* 32 Rental/DHCD No Perpetuity
168188 Linden Street* 40 Rental/DHCD No Perpetuity
1542 Chambers Street* 80 Rental/DHCD No Perpetuity
Matthews House/ 8 Rental/DHCD No Perpetuity
1415 GreaPlain Ave.*/**
Highland Ave./Charles River Alf 6 Rental/HUD and EOHHS No 2038
*%
Marked Tree Corp. ** 4 Rental/HUD and EOHHS No 2038
NehoidenGlen 61 Rental/MassHousing Yes Perpetuity
Webster Street 11/929 Webster | 4 Rental/HUD No 2037
Webster Street 11/299 Webster | 6 Rental/HUD No 2037
West Street Apartments ** 6 Rental/HUD No 2043
Junction Place 2 Ownership/DHCD and FHLBB | Yes Perpetuity
Garden Street 2 Ownership/FHLBB Yes Perpetuity
High CIliff Estates 3 Ownership/FHLBB Yes Perpetuity
Chestnut Hollow 6 Rental/DHCD and HUD No 2021
Suites at Needham 2 Ownership/MassHousing Yes Perpetuity
Charles River Landing 350 Rental/DHCD Yes Perpetuity
DDS Group Homes ** 84**** | Special Needs Rental/DDS No NA
Craftsman Village 2 Ownership/MassHousing Yes Perpetuity
Greendale Village 4 Ownership/MassHousing Yes Perpetuity
The Residences at Wingate 2 Rental/DHCD No Perpetuity
Webster Street Green 2 Ownership/MassHousing Yes Perpetuity
Needham Place/50edham Ave| 1 Rental/DHCD No Perpetuity
The Kendrick/? Avenue 390 Rental/DHCD Yes Perpetuity
Residences
Wingate Phase Il 5 Rental/DHCD No Perpetuity
Greendale Mews/Modera 136 Rental/MassHousing Yes Perpetuity
Needham
1180 Great Plain Avenue 16 Rental/MHP Yes Perpetuity
TOTAL*** 1,410 | 12.76% of yearound housing
units
Source: Massachusetts Department of Housing and Community Development
* Needham Housing Authority units ** Special needs units

*** Includes 262 market units at Charles River Landing, 292 market uniteeaKendrickand 102 market units at
Greendale Mews/Modera Needham for a total of 656 market units. The number of actual affordable rental units in
these projects is 220UnderChapter 40B, the state incentivizedmmunities to produce mukiamily rental housing

by allowing all rental units, including market rate ones, to qualify for inclusion in the SHI.

*xx% Down from 89 units in 2018
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The Needham Housing Authority (NHA) ow8th6 SHIunits in the following developments:

1 High Rock Estates
Converted from tate Chapter 20Gtate fundingto Section 9 Ederal sisidy
Singlefamily housing for families
80 units (43 threebedroom units and 37 twéedroom units)
The Needham Housing Authority redeveloped this property by replacing 20-famgilg units
with 20 two-family structureswith a net gain of 20 unitsTen of these units wereedeveloped
into 20 condominiums with a separate Homeowners Association but also receiving some NHA
support in maintaining and managing theits. The remaining ten are rentals managed by NHA.

The NHA also sponsored the conversion of 10 sifagigly units at its HighRock development
into duplexes, creating 20 condos which it continues to be involved in supporting through ongoing
monitoring work and maintenance.

9 LindenrChambers
State Chapter 667 funding, mixed eldedigabled housing
152 onebedroom units

1 Matthews Hbuse
State Chapter 689 funding for special needs housing
8-bed group home

1 Captain Robert Cook Drive
Federallyfinanced
Singlefamily housing for families
30 units (5 twebedroom units, 20 thredoedroom units and 5 foubedroom units)

1 Seabeds Way
Federallyfinanced
Mixed elderly, disabled singles housing
46 onebedroom units

The Housing AuthoritfF 2 Odza Sa 2y GRSSLIX ¢ | F¥F2NRIFI6fS K2dzaAy3
AMIand no tenant pays more than 30% of annual income for r@viitlistsare very long. For example,

NHAhas 559 applicants on its wait list for the family units including 359 applicants fesedamom units,

167 for threebedrooms, and 33 for fodnedroom units. Waits for these units extend to three to five

years. Inregi8 (2 GKS bl! Qad St RSNI&@kRAA&AlIO6fSR dzyAaidaz (K
approximately six months to a year.

LY FTRRAGAZY G2 (GKS |1 2dzZAAy3 ! dziK2NAGE@Qa al GGKSga |
facilities thataltogether total 26 additional affordable housing units (including the Highland Avenue ARC
project, Marked Tree Road, 299 and 929 Webster Street, and West Street Apartments) as wahi&s 8

in group homes for state Department of Developmental Ser(iDé€xS) clients scattered throughout town.
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These group home units include five units as part of a group home for developmentally disabled adults on
South Streethat was supported with HOME Program and CPA furiding

Needham also has 15 other projects thae a part of its SHI that include an additional 32ual
affordable units (total of 968 units that can be counted in the SHI) that have been produced by private,
for profit or nonprofit developers including:

i NehoidenGlen
1035 Central Avenue
Comprehensive Permit granted in 1976 and amendments were issued through June 2011.
Total Rental Units: 61 Affordable Units: 61
This development is farerylow-incomeolder adultsand is managed by Wingate.

9 Chestnut Hollow
141 Chestnut Street
Variance granted in October 2000 by the Board of Appeals
Special Permit granted in December 2000 by the Planning Board
Total Rental Units: 28 Affordable Units: 6
Chestnut Hollow involved a major renovation of an existing-comforming building, formerly
the Hamilton House Nursing Home, for conversion into apartments for seniors. The development
was processed through a Special Permit and variances. There ave-b2droom units, 15 one
bedroom units, and one (1) studio unit.

1 Junction Place Townhouses
32 Junction Place
Comprehensive Permit granted in October 200
Total Condominium Units: 5  Affordable Units: 2
Junction Place is a condominium project comptisef five (5) attached townhouse units,
approved by the Town i@ctober2001 through a comprehensive permit. The property contains
approximately 11,200 square feet of land, previously occupied by a small vacastdwymffice
building, a garage and pankj area on the edge of a commercial district and across the road from
a train station.All five (5) of the townhouses were sold at below market prices to eligible families
through a lottery system. Two (2) of the homes were sold for $165,000 to faedieshg up to
80% of the area median income with the remaining three (3) initially sold for $310,000 to families
earning up to 150% of the area median income.

1 Garden Street/Brown&Vhitney
207-217 Garden Street
Comprehensive Permit granted March 2002
Total Condominium Units: 6  Affordable Units: 2
The Garden Street projecalso known as BrowAé/hitney,is a condominium development with
six (6) total threebedroom units, two (2) of which are affordable. The Town approved the project
in March of 2002 and was subject to an appeal filed by an abutter to the property that was
subsequently settled. The property contains approximately 27,132 square feet of land. Although

31 The Town allocated $280,000 in HOME Program funditig$220,000 in CPA funde support development
financing
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within a singlefamily district, the property is located directly across the strigetn a business
zoneand onlya short walk to the center of Needham and public transportation. The two (2)
affordable units sold for $160,000 with the market rate uniesre priced between $525,000 and
$759,000.

9 High CIliff Estates
209-233St. Mary Stret
Comprehensive Permit granted April 2002
Total Condominium Units: 12  Affordable Units: 3
The High CIliff Estates project is a townhouse condominium development with 12 total three
bedroom condominium units in four (4) buildings and withete (3) of tle condominiums sold as
affordable, selling between $105,000 and $137,500. The market rate units sold for $447,000 to
$582,300.

M Suites at Needham
797 and 805Highland Avenue
Comprehensive Permit granted in 2006
Total Condominium Units: 8Affordable Units: 2
The development includes eight (8) townhouses, two (2) of which are affordable. The project is
located on Highland Avenue, only a short walknddBTA commuter rail station.

1 Charles River Landing
300 Second Avenue
Comprehensive Peringranted in 2007
Total Rental Units: 350 Affordable Units: 88 (all units count as part of the SHI)
The Town of Needham entered into an agreement with the developer, Cabot, Cabot & Forbes, to
0dZAf R opn NByGl f dzy A (0 & (LBNRROISEM I aa ANy RX T ¢ (1 K
Initiative Program (LIP). h& project is located at the outer edge of the New England Business
Center, adjacent to a residential neighborhood and overlooking the Charles River. The parcel
contains 7.9 acres and promast a number of smart growth principles as it is served by existing
infrastructure; is located in proximity to Town services, transportation and employment;
promotes higher density housing; and includes affordable housing. Abotihivets of the units
hawe onebedrooms, the remainder with twbedrooms.

1 Craftsman Village
17-27 High Street
Comprehensive Permit granted initially in 2006 and amended for new developer in 2009
Total Condominium Units: 6  Affordable Units: 2
The initial developer filed theomprehensive permit application in 2003 and proposed building
twelve threebedroom condominium units, three (3) to be affordable, on an about 27,000 square
foot lot within walking distance to public transportation. The ZBA approved six (6) units but the
RSOSE2LISNJ) 61 & dzygAftfAy3a (2 3IF2 o06St2¢ SAIKG oy
Appeal Committee. The project finally moved forward with a new developer, Craftsman Village
LLC, with a total of six (6) units including two (2) affordable .onBise market units sold for
$609,000.
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1 The Residences at Wingate/Phase |
235 Gould Street
Special Permit Approval in 2011
Total Independent Living Rental Units: 12 Affordable Units: 2
Pursuant to a zoning change to create an Elder Services Zoning District, approved by Town
Meeting in 2010, and Special Permit approval of the Planning Board in 2011, the developer built
a senior housing facility on Gould Street next to its Nursing HorB8&Highland Avenue. The
building includes 91 total units12 Independent Living Apartment units, 42 Assisted Living units,
FYR o1 ! 8334AaGSR [AGAY3 dzyArAida aLISOALFIEATAY3I Ay |
The project also includes tw@) affordable units, one (1) that was initially reserved for those who
lived or worked in Needham.

1 Needham Place (previously known as Dedham Avenue)
50 Dedham Avenue
Special Permit Approval in 2012
Total Rental Units: 10 Affordable Units: 1
Through he rezoning of Needham Center through a Center Business Overlay District approved by
Town Meeting in 2009, as well as Special Permit approval by the Planning Board in 2012, the
developer, MMM Property LLC (Brookline Development Corp.), built a new thusepé story
mixeduse building on Dedham Avenue near Great Plain Avenue. The property contains ten (10)
rental units, including one (1) affordable unit, as well as two (2Mlivst retail units.

1 Greendale Village
900Greendale Avenue
Comprehensive Permit granted in 2013
Total Condominium Units: 20 Affordable Units: 4
The Greendale Village development includes 20 new townhomes, four (4) of which are affordable
to those earning at or below 50% of area median incofrtee lottery was held on July 8, 2014.
The 2 twebedroom affordable units sold for $112,600 and the 2 thbeslrooms sold for
$121,400. The market units ranged in price from $759,000 to $940,000.

1 Webster Street Green
28 Webster Street
Comprehensive Permit initially granted in 2005 and amended in 2013
Total Condominium Units: 10 Affordable Units: 2
The developer, Webster Street Green LLC, was issued a comprehensive permit in November 2005,
which was appealed, amended, and extended ti®K G KS adl §SQa | 2dzaAy3 |
(HAC). The affordable units were targeted to those earning at or below 50% AMI and sold for
$121,300 and $136,800 while the market units sold in the $689,000 to $769,000 range.

1 One Wingate Way/ Wingate Phase II
235 Gould Street
Special Permit Approval in 2014
Total Independent Living Rental Units: 52 Affordable Units: 5
Another 52 Independent Living Units were built next to the existing Phase | Residences at Wingate
senior living development. GiventhatthdNE 2SO0 Aa LI NI 2F GKS ¢28yQ:
least 10% of the units must be affordable. The project received Special Permit approval by the
Planning Board on October 20, 2014 (amendment of Phase | approval in 2011)
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{1 The Kendrick (previoustpown as 2! Avenue Residences)
275 Second Avenue
Comprehensive Permit granted in 2015
Total Rental Units: 390 Affordable Units: 98 (all units count as part of the SHI)
The Town of Needham provided its support for tié& Recond Avenue Residences depelent
as part of the Local Initiative Program (LIP) Project Eligibility Application that was submitted to
DHCD by the developer, A Street Residential LLC, on April 15, 2015. The ZBA subsequently
approved the comprehensive permit on October 20, 2015.

1 Modera Needham (previously known as Greendale Mews)
700Greendale Avenue
Comprehensive Permit granted in 2013 for 108 units and approved 136 units in 2015
Total Rental Units: 136 Affordable Units: 34 (all units count as part of the SHI)
The developer, Mill Creek Residential Trust LLC, proposed 300 and then 268 rental units on the
sixacre site through a comprehensive permit application on April 13, 2013, and the ZBA approved
108 on December 19, 2013. The parties subsequently agreedotalaof 136 units, which the
ZBA formally approved on October 20, 2015.

9 1180 Great Plain Avenue
Comprehensive Permit granted December 2019An abutter appealed the decision which was
resolved in 2022. Units were removed from the SHI but willdstored when building permits
are issued.
Total Rental Units: 16 Affordable Units: 4 (all units count as part of the SHI)
The developerPetruzziello PropertigsL.C

The Town also sponsored abitat for Humanity projecon aparcel owned by the Town deedham

The Towrnissued a Request for Proposals to secure a developer to build an affordable home on the site.
Habitat for Humanity was the winning respondent and built a skfeyheily house on the lot for a first

time homebuyer. This house is notgiile for inclusion on the SHI becaube deed rider was not
approved by the state

TheNeedhamHousing Authorityalsoadministersrental subsidiesnd iscurrentlyassigned 120 Section 8

Housing Choiceddchers. While these rental subsidies are not eligible for inclusion in the SHI, they
nevertheless providémportant support for qualifying households renting units in the private housing

market, filling the gap between an established market rettie Far Market Rent (FMR) and a portion

2F (GKS K2dzaSK2f RQa AyO2YSo t NEFSNBYyOS A& 3INIYyGSR
Applicants must also have incomatsor below50% of area median income based on HUD area income

limits (see Tablé-M 0 X2 o6dzi Tpx 2F Ly |3SydeqQa @2dzZOKSNE | NB
exceed 30% of area median income.

7. Priority Housing Needs

Given thehigh numbers of residents who are paying too much for their housing (see Ti&dtE) and

growing affordability gaps, there is a pressing need to produce more housiagis affordablein

Needham not only the most financiallyulnerable residents, but alsor those who may not meet all

affordable housing requirements but are still struggling to remain in the commubit. SRK I Y Q& / 2 dzy (
on Aging and Public Health Department prepared an Assessment of Housing and Transit Options for
Needham Seniors in Augu2016 that suggested that the affordable housing problem is greatest for
moderateincome people who do not qualify for subsidized housing but cannot afford market rate
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housing. Nevertheless, it is important to note that even if a household qualifiesiisidized housing,
there are notnearlyenough units to meet all of the need nor demand.

The major obstacle to meeting underserved needs is the gap betweese tieeds and the resources
available, includingeal property, which has beerexacerbated byunprecedently highhousing prices
Gonstraining regulationslow interest rates, and the pandemi@ve also contributed to rising housing
prices

Fundamental to the rise in housing prices is the imbalance between housing supply and

demard. This is not just a local problem but one that is occurring throughout much of the

Commonwealth, the Greater Boston area in particulgegional solutions to boosting housing

production are needed, albeit challenging given home rule whighorizes laal bylaw
enactment in compliance with state oversight

This Housing Plasrovidesa road map for devising and implementisigategies t preserve and produce
additional community housing options, directing development to appropriate locations and target
populations.

Based on input from a wide variety of sources including updated census data, market inforiation,
from local stakeholders, andommunity meetingsthe following priority housing needs have been
identified It should be noted that this information will be augmented with input from Community Housing
Surveyto be issued in late April 2022

Rental housing is thgreatest priority

Both rental and ownership housing anecessaryto encourage a mix of housing types in response to
diverse populations and household needs. There is, however, a more compelling case for rental unit
creationbased on the following considerations:

f ¢ NBSG GKS ySSRAa HFnerableEesid@atsviniiduy liinde@finandi? iedns
as rental housing is typically more affordable and requires lessomp cash.

f Promote greater housing diversity 84.5% ofNeedhanf & K 2 dzaid ofvAEerosciipeddnd
82.7%involves singldamily homes. More housing options are necessary to meet the needs of
local workers who are priced out of the housing market, people who grew de&dhamand
wantto remain in the communityand empty nesters, for example.

1 Better leverage other funds, as stasnd federal resources are almost exclusively directed to
rental housing development, family rentals in particular, unless the municipality has been
designated as a Gateway City or has qualified- lawd moderateincome census tracts
(Needham does not).

91 Invest locallyavailable subsidy funds (e.gCPA NeedhamAffordable Housinglrust Funds,
HOME Program fundlsn support of greater numbers of households/occupants over time as
rentals turnover more regularly than ownership units.

1 Respond to new state guidelines for MBTA communities in creating new t@resited zoning
districts with byright permitting fora minimum land area of 50 acres, minimum gross density of
15 units per acre, and minimum mufil YAt & dzyA G O2dzyd 2F wmw: 27
or 2,378 units.

T t NEOARS 2LIR2NIdzyAGASa FK2NEASRES | YRy Aa2LBEEgNRA K/
their housing to relocate to more affordable and less isolated settings, opening up their homes
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to families requiring more spac€&reate new income opportunities (e.g., through Accessory
Dwelling Units or conversions to twfamily homes) could also hethese cost burdened seniors.

1 Enhance the ability to qualify occupants for housing subsidies as state requirements for including
units on theSubsidized Housirgventory SH) make it very difficult for longerm homeowners
to be eligible for subsidizeatr assisted housingiven asset limits

1 Provide opportunities for mixethcome housing where several different income tiers can be
accommodated within the same project.

Indicators of Need for Rental Housing
As detailed throughout this Housing Needs Assessment, the follawingiderationssuggest a pressing
need formore affordable rental housing:

9 Limited incomesg About 21% of all rentehouseholdhad incomes of less than $25,000 based on
2020 census estimates Additionally, there was an increase in the number and percentage of
renter households with incomes at or below 80% AMI between 2015 and 2018, from 53% to 57%.
The median income earning reart with $44,361in annual income, could afford a rent of no more
than about $34 given spendingf no more than 30% of income on housing costs including an
estimated $175 in monthly utility bills. This makesextremely difficultfor lower income
householddo find affordable market rentals without spending far too much on housing.

f High cost burdengs Needhan2a NBYy G0 SNE I NB aLISYRAYyI41hFal YdzOK -
renter households overspendingcluding 25% with severe cost burdessthey were spending
more than half their income on rent and utilities

Of the renters with incomes at or below 80% AB0% were experiencing cost burdens, 38% with
severe cost burdens. Of particular contevere the450 renter households with incomes ar
below 30%AMI, referred to as extremely loincome households by HUD. Of these, 54% were
experiencing cost burdens, 48% with severe cost burdeAsdditionally, ¢ the 580 renter
households earning between 30% and 88RH, about half were overspending including 31% with
incomes in the 30% to 50%dMI range that had severe cost burdens. None of the households in
the 50% to 809%AMI income category were reported to hia had severe cost burden$he focus

of rental housing production should be on those earning at or below/Ad%o the greatest
extent possiblgat lower incomes where feasible

1 High rentsq¢ The 2020 censusestimates indicated agross median rent of $604 which would
require an income ofabout $77,16Q assuming $175 per month in utility bills and housing
SELSyasSa 2F y2 Y2NB GKFEy om: 2F (G(KS K2daASK2f R
renter households much lower at18,361, but market rents are typicalljnuchhigher and tend
to be beyond the reach of lower wage earners (see TibBd). Moreover,it is also important to
note that the census figures include subsidized units, which represents about 37% of all rental unit
in Needham, and thus theedianmakes the rental market look more affordable than it actually
is.

Market rents are typically much higher and a relatively-fmeed listing for a twebedroom unit
of about $2,500 would require an income of about $100,0@sed on $175 in average monthly
utilities costswithout cost burdens
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1

High upfront movein expenses; Many apartments require first and last montf¥eent plus a

security deposit. For a2$600 apartment, that totals as much ag $0Q an amount that many
prospective tenants do not have available. Additionally, becauseyrof NeedhanQ & NBy (i | f
opportunities in smaller propertiesare not advertised, those who do not have a special
connection to he community are often out of luck.

Deficit of affordable rentalg Calculations in Table-dD suggesthat there is a shortage of 620
rental units for those with incomes at or below 8@%l. Since this data was reported in 2018, it

is likely that some of this need was subsequently addressed by The Kendrick or Modera Needham
Chapter 40B developments for those in the 50% to 80% AMI range but not for those with incomes
below which comprise thgreatest need of 500 units. Given rising housing costs, it is likely that
the deficits have growandmore units will be out of the range of leimcome households.

Low vacancy rate The 2@0census estimates identify the rental vacancy rat@.8%o, laver than
county and state levels & 1% and 3%, respectively. As any rate below B8%argely recognized

to reflect extremely tight housing market conditions, this information confirms a very robust
rental market.

Rental Needs ddlder Aduls

Rental housing needs olider aduls are growing and cost burdens remhighas noted belowClearly
housing alternatives to accommodateetincreasing population oblder residerg such as more
handicapped accessibility, housing with supportive serviees] units without substantial
maintenance demands should be considered in housing planning efforts.

1

Recent population growth The number of those 65 years of age and older increaseésj(68
residents and 1%% of the population according to 20 census estimategrom 4,700residents
and 16.3% in 2010. This increase Veagely driven by those age 65 to 74.

Significantprojected growthc! & G KS O2YYdzyAGeQa .lFo& . 22YSNE O
and over age range, the numbersadfler aduls is forecasted to increase over the next decade or

so to about onequarter of all residentsThe housinghallengef this expanding population of
AaSYA2NR oAttt ySSR (2 06S FRRNBaaSR Ay GKS ¢246yQ

Significant population of renteisThe highest number and proportion of renters included those
62 years of age or older, representing 895 households or afaifibf all rentethousehold.

High cost burdeng About 60% of the 570 elderly renter households with incomes at or below

80% AMI were overspending on their housing, including 255 or about 45% with severe cost
burdens. Those remaining 28@er aduls earning below 80% AMI and not overspending were
fA1Ste tAGAY3a AY bSSRKIYQA adzodARAT SR K2dzaAy3
or 40B developments.

Insufficient income Most older adultsliving on fixed incomes and relying substantially on Social
Security find that their income may not be sufficient to afford their current housing and other
expenses, particularly when they lose their spouss their homes increase in value, so doesrthei
property taxes unless they qualify for special tax exemption or deferral programs.
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Older adultgelying primarily on Social Security are likely to have monthly incomes that fall far
below what is needed to afford market rents.

f Long waits for subsidized housimgTheb SSRKIY | 2dzaAy3 ! dziK2NRG& F
affordable housing for those wittncomes at or below 50% AMI and no tenant pays more than
o/k: 2F Fyydzadt AyO02YS FT2NI NByido 2 AGEAAGA | NB
units, there were 227 on the waitlist with waits of approximately six months to a year.

Moreover,the Needham Department of Health and Human Services conducted an Assessment of
Needham Housing Authority Residents in 2019 in an effort to understand the needs of these
residentsand to increase their access to a range of Town services. Through internoeus, f
groups, and a survepssets and challenges emerged from the sttidht suggested the need for
strong partnerships among the Needham Housing Authority, Town of Needham, community
organizations, and residents address unmet tenant needs including:

o Improvement ofthe physical environmenincluding greater handicapped assibility.
o0 Greater connections to other residents and the community.
0 Better access to services including mental health and transportation.

NHA has addressed most of tfiedings and recommendations in this report including improved
communication protocd, the hiring of a paftime Public Safety Coordinator, increased staff
focus on property maintenangandnew onsite activitieamong other important improvements.

Rental Needs of Families

Given the level of cost burdensigre are many lowand moderateincomefamiliesin Needhanthat have
beenstruggling to pay their bills, with housing expensiksly chief among them. Given an impending
crisis, a family may become at risk of homelessness, some forced to dquiigh friends or family
and/or live insubstandard conditions while waiting for subsidized housing or a Section 8 Housing Choice
Voucher.The pandemic exacerbated the housing instability of some of these families.

9 High cost burdeng A total of 80 or 37%f the 215 small families (2 to 4 household members)
with incomes at or belov80%AMI were paying too much for their housing. It is likely thegny
of those without cost burdens were living in affordable housiAdditionally, tre number of small
family renter households has grown from 109 in 20d/hich may be a result of the opportunities
offered as part of theéarger Chapter 40B developments.

The data identifies only 25 large families (5 or more members) that were renting irhBieed 0

with cost burdens. The number of such households is down from 65 in 2011, all of which were
experiencing severe cost burdens. This reduction of large family renters likely reflects some
erosion of relatively affordable larger units for rent in thevate market.

1 Fewer subsidized housing opportunities and long walidHA has 559 applicants on its wait list
for their 90 family units(30 at Captain Robert Cook Drié® at High Rogkand20 at High Rock
Homeg including 359 applicants for twibedroom units, 167 for thre®edrooms, and 33 for fodr
bedroom units. Waits for these units extend to three to five yealone of the units are
handicapped accessibleNHA also administers 120 Section 8 Housing Chémechersthat
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subsidize the difference between HUD Fair Market Rents (FMRs) for the Boston area and a
percentage of household income, withnigwaitlists as well.

Rental Needs of Neglderly Individuals

There are also considerable numbers of lower income -@lderly, nonfamily households in
Needham mostly single individuals, experiencing cost burdens and long waits for subsidized housing
that make finding appropriate affordable housing a challenge. Som¢hese individuals have
disabilities that further complicate their housing problems as mahg arereliant on Social Security

tend to be among the most financially vulnerable residents in a commuNiby.only do they have to

face the challenge of fding housing thatthey can afford but they may require units that
accommodate their special needs as welt.is no wonder that some find themselves risk of
homelessess and forced to move to another community with more affordaolé accessibleousing
options.

T

Significantout declining population aheserenters-- Non-family, nonelderly householdgéunder

age 62)comprised 21% of all renter households, down from almost 30% in 2Q16tal of 235

or 63% of these renters haddomes at or below 80% AMI. The remaining 140 such renters had
incomes of at least 100% AMI and may include single professionals that were attracted to the
market units as part of the larger Chapter 40B developments.

Adult children who were raised Meedham and want to remain in the community are back living
with their parents as they cannot find places they can afford.

High cost burdens- There were also 235 neslderly, nonfamily households (largely single
individuals) earning at or below 808MI, of which 81% were overspending on their housing,
including 55% with severe cost burdens. This is up from 31% and 35% with severe cost burdens in
2011 and 2015, respectivelyi.hese individuals may be good targets for new Accessory Dwelling
Units (ADUs)muld the Town change zoning to allow occupabgyhose without family ties or
performing the role of caregiver.

Long waits for subsidized housin@3.5%of Nl | Q& dzyAGad Ay St RSNIe RS@OSt
younger individualg¢age 18 to 61)vho are disabled witli4 applicants on the waitlist.

New ownership opportunitiegre also a priority
Efforts to provide starter homes for fisitme homebuyers andetter housing alternatives for empty
nesters should be promoted to address several objectives including:

il
T

1

Provide opportunities for families who want to invest in Needham but are-sehtibf the current
housing market.

Create firsttime homeownership oppaunities for those with incomes in the 50% to 80% of area
median income range, including those who work in the community.

Potentially develop units for those with incomes in the 80% to 100% AMI range that would be
eligible for Community Preservation AGtPA) assistance and are challenged to afford market rate
units.

Offer more affordable housing alternatives to empty nesters who want to downsize, thus opening
their existing homes to families and enabling them to stay in Needham. The need for elevator
accessin multi-family propertiess particularly important for this population. Condominium unit
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ownership offers the security of ownership at a lower price than sifayigly home ownership,

with significantly less maintenance, utility, insurance andaacden.
1 Lend additional stability to neighborhoods as homeowners are perceived as more rooted and
invested in the community with less unit turnover.
Enable children who were raised in the community to return to raise their own families locally.
Provide hosing options for municipal employees and other local workgte want to invest in
the community in which they are working

= =4

Becausestate and federal subsidy programs are almost exclusively targeted to rental housing, there are
limited opportunities to leerage local investments such as CPA fundinguiilic property sites®
Consequently, most homeownership developments that include affordable units are permitted through
Chapter 40B, where market units cremsbsidize affordable units, or are very small in scale and heavily
reliant on CPA fundsAdditionally, due to the higkand costs in Needham and limited opportunities to
leverage local funds, the subsidy needed to fill the affordability gap would typically be extremegnhigh
aper unitbasis perhaps as much as $500,0@0target those at the 80% AMI levehless the poperty

was donatedand some density could be incorporated

Indicators of Need:

The rising cost of housing is shutting increasing numbers of residents out of the private housing market,
particularly the ownership marketin fact,b SSRKI Y 22 Ay-BRf 6 KR OV dz0 € A 8 $ S NI
the median sales price of a sindglmily hrome climbed to $1,102,000 as of January 2019 from $976,250

as of the end of 2018. It subsequentlyegrto $129 million in 2021 High upfront costs also challenge

first-time purchasers. More affordable options are necessary that can support a range of incomes based

on the following indicators of need

f  Few subsidized ownership unit©nly17 unitsor 1.2%o0f i KS ¢ 2 ¢ y Q&lowreishipAlN y @2 f &
of these units were permitted through the Chapter 40B comprehensive permit process.

9 Deficit of affordable unitg Table IH39 demonstrates a substantial need for more affordable
homeownership opportunities for those with incomes atb@low 80% AMI with even a deficit in
units for those with incomes in the 80% to 100% AMI range. These calculations suggest that of
the 1,060 owner households who were estimated to have earned at or below 80% AMI in 2018,
there were only eight singlamily homes and 147 condainium unis that would have
potentiallybeen affordable to them based on FY22 assessed values and other assumptions listed
in Table IH36, including spending no more than 30% of income on housing costs. It is likely that
manyofthéd S 26y SNJ K2dzaSK2ft Ra I NB GOFakK LR22NJ odzi S|
gualified them foran affordable unit such as those permitted under Chapter 40B or mandated
by inclusionary zoning for exampleut their financial assets, particularlyné equity in their
homes, would render them ineligible for such housihg.

1 High affordability gapg When looking at the affordability gap for those with incomes at the HUD
80% AMI limit, the gap is an estimated18%00, the difference between the medigoriced

32 MassHousing@dministers the Commonwealth Builders Program to help subsidize homeownership development
but funding is limited to Gateway Cities or qualifying census tracts (Needham does not have).

33 State asset limits are $75,000 plus a maximum of $200,000 in neydopin a former home for those purchasing

a unit in agerestricted housing, a maximum of $75,000 for all other households.
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singlefamily home of $129 million and what a thregoerson household earning at this income
level could likely afford, or $371,500 based on 95% financing. This gap is up substantially from
$556,500 in 2014. In the case of 80% financing, the gapddecrease to 869,500

As to condminium units, the affordability gagor those with incomes at the 80%MI Imit is

about $553,500 up from $281,750 in 2014. This is based on 95% financing and assumes the
LJdZNOKEF aSNJ) g2dzf R ljdzZr f AF& F2NJ 0KS aidldSQa hb9o a?z
other government assisted financing.

9 High cost burdens Secial HUDataindicated thatof the 8,955 owner households, 12.8% were
overspending on their housing, including 7.8% with severe cost burdens. This is down from 24%
with cost burdensand 8.7% encountering severe cost burdens2015 Of the 1,060 owner
householdswith incomesat or below 80%AMI, two-thirds had cost burdens with 46%
experiencing severe cost burdens.

Almost all owners with incomes at or below 383l were overspending including 92.4% with

severe cost burdens. This suggests that the Town continue to explore émti@asiding housing

costs for these extremely leivcome households, most of whom alder aduls. Efforts such as

the Small Repair Gyali t NB INJ Y FRRAGAZ2YLFE TFdzy RAy3a FT2NJ i
additional tax deferrals could provide much needeltef. ADUs may become another source of

income for these households with zoning changes.

1 Maintain population diversity and atict young families Young adults in the family formation
stage of their lives, in the 25 to 3pe range, decreased between 1990 an@@@ropping to
4.9% of the population from 13.7% in 1990. An increasing number of young adults who were
raised in Needam have been choosing to live elsewhere, and the high cost of housing is likely a
contributing factor in addition to general preferences for living in more urban areas.

Additionally, those age 35 to 44 decreased significantly since 2000, ¥ to6.7% of all
residentsby 2020 While many in this age range would likely be attracted to Needham given the
high quality of its school system and other community amenities for young families, it is also likely
that many have been priced out of the % y Q& K 2 dza The d@vinc¥irkg Nfth& ibapulation

may also result in shortages of residents to serve on local boards and committees as well as Town
Meeting.

9 Hnancing challenges Without a subsidized mortgage, households have to come up with a
substantial amount of cash, potentially as must as 20% of the purchase price, thus blocking many
who seek to own a home. Credit problems also pose barriers to homeownership.

Prior generations had the advantage of Gl loans and other favorable mortgage lending options

with reasonable down payments. Also, in prior years the median home price to income ratio was

much lower than it is today (see Figurel)l, making homeownership one accessible. Given
OdZNNByYy (i $02y2YA0 O2yRAGAZYAS (KS FoAfAGe: G2 20
time homebuyers without subsidized ownership. Stateoported mortgage programs, such as

the ONE Mortgage Program and MassHousingrioffs, can offer important financial assistance

to first-time purchasersMore rigorous underwriting criteria, including more stringent credit
requirements still presentchallengego obtaining mortgage financing however.

Needham HousinglBn Page73



Draft 9-23-22

1 Extremely low vacancy rate3 he vacancy rate for homeownership units was li&8sed on 200
census estimategeflectingverytight market conditions.

It should be noted that it is difficult for existing homeowners to qualify for new affordable housing
opportunities as there are limitsn financial assets and current ownershipd programs typically target
first-time homebuyers Nevertheless, there are still opportunities to assist-lawd moderateincome

ownersasfurther described in SectiolV.

Serviceenriched units and those with supportive services are also a priority
Handicapped accessibility and supportive serviggsh as those offered by th&mall Repair Grant

Program,Council on AgB Q& { I ¥FSie

| [{through ¥iSisted NEBnhg bidtioris as well as

transportation andbther home maintenance progranshould be continuedAccommodationgor special
needs populations should betegrated into new housing production efforts.

Indicators of Need:

9 Sizablelocal population with disabilitieg A total of 2,262 residents, or 7.4% of all civilian,
noninstitutionalized residents, identified themselves as having a disalfilifjhese levels of
disability are largely less than county and statewide figures, but still represesmingfulspecial
needs within the Needham communityThey furtheisuggest that the Town make a concerted
effort to produce housing units that are handfped accessible and/or have supportive services
as well promote home modifications in support of those with disabilities

1 Few options for younger disabled resident®he SHI includesixspecial needs housing facilities
that altogether total 26 affordable housing units as welbasther84 units in group homes for
state Department of Developmental Services (DDS) clients scattered throughoutAswmated
in the January 27, 2022 Public Education and Listening Session, these facilities are insufficient to
address local needs including g®of young disabled adults who were raised in Needham but

I {9t!/ LI NByild aid
a village to raise a child, and in ma
cases, Needham has been that villagé
and forour kids the need for that villagg
SEGSYyRa (GKSANI 6K
I RRSRX a{2 Ylye 2
up supported by this town that sees itse
Fa +y AyOfdzaAiAgdS O
time for them to move out of thein
parentsQ K 2 dza S & Zds (bKb®
somewlereintownfoNJ G KSY

have few options for living independently with
necessary supportive services in the
community.

The Needham Special Education Parent Advisory
Council (SEPAC) developed a short sufeey
their members to obtain input on the
affordable/supported  housing needs of
Needhanf2 éhildrenwith disabilitieswhen they
reach adulthood® SEPAC emphasized that many
of these children fall inta grey areaof being
unlikely to qualify for and/or be a good fit for
traditional group homes but unlikely be able to
live and support themselves independently.

34The U.S. Census defines disability as ateng physical, mental, or emotional condition that can make it difficult
to do basicctivities such as walking, climbing stairs, dressing, bathing, learning, or remembering. Many residents
with one or more disabilities face housing challenges due to a lack of housing that is affordable and physically

accessible.

35 SEPA@embership inludes students ages-& under the umbrella of the Needham Public Schools, including out
of district students and some who have recently aged out of the system (turned 22).
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Needs vary but the largest subgragppear to be those with Autism (ASD), Down Syndrome and
other develgpments disabilities. There is also a subgroup with more complex medical needs who
would require acessibility accommodations and 24/7 trained medical staff.

SEPAC estimates that, on average, approximately three to five current Needham residents will
annually need some sort of adult housing support when they turn 22. It is also important to
consider that there is peatip demand from individuals who have already turned age 22PAC

further indicated that through their sample, it is expected that aboutlhaould be looking to

Y2@S Ayi2 | RdA G K2dzaAy3d dzLl2y GdzZNYyAYy3 +3AS HHI
onQaa®

§ Very limited inventory of barridree units¢ Only theb | ! REARSNI f LINRP2SHasz { Sl o
subsidizedhandicappeehccessitd units that include 23 onebedroom units Of particular
concern have been the secoffidor units in senior housingt Chambers Streehat can only be
accessed by staimnd hopefully can be resolved at some poag partofo | | Q& Y2 RSNY AT I
plans

ThehnHHu !yydzZt ¢2¢6y aSSGAy3 UdNR/OHaRoBrRrchitectural T dzy RA Y
and Engineerin@esigner Phase projeanhdwill be preparing a redeveloment plan thattackles

the issue of disabled residents head, arcluding edeveloping a certain number of the existing

152 units to be much more disability friendiyew development plans will also includdditional

units specifically designed for persons witlisabilities. NHA is also considering significant

upgrades to its provision aupport services

1 Growing senior populationAs the number of seniors continues to increase with the aging of the
Baby Boomers and longer life expectancies, growingbers of residents will need better access
to housing that includes ogite supportive services and/or barriree accessibility. Local
assisted living units are also typically expensiVbeassisted living and independent liviagits
as part of Nedham Residences at Wingate atiet Residences at Carter Mjthay not include
independent living unitsyill help address some of these needs.

1 Barriers to aging in placeThe Assessment of Housing and Transit Options for Needham Seniors,
prepared by theCouncil on Aging and Public Health Department in 2016, identified specific
barriers to aging in place. In addition to the high cost of housing, these barriers include the
scarcity of accessible housing; the high cost of upkeep; costliness of modif\dtiggelkomes to
increase accessibility; and zoning regulations that at the time prohibited Accessory Dwelling Units,
also known as, iaw apartments.

The report defined an agiiendly home as one with universal design elements that make living
comfortable, safe, and accessible for all people regardless of ability. Key elements include: at least
one nostep entry; singldloor living; wide hallways and doors; levayle door and faucet
handles; storage within easy reach; and bathrooms with walkhowers and higher toilets.
Although minor modifications can make a home safer for older adults (installing banisters on both
sides of stairways, grab bars in bathrooms,-phpof floors, etc.), many changes are significant
and costly (such as addinglifbathrooms, laundry facilities, and master bedrooms to the first
floor of a house, etc.)Stairlifts can provide important assistance to those who are challenged by
stairs.
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Tablelll-43 provides a summary of unmet housing needs according to incoreéded type of household,
focusing on households that are paying too much of their income on housing costs. While there are many
more owneroccupied units than rentals ilNeedham the number of unmet housing needs is
proportionately considerably higher foentals. For exampld,1%of renters had cost burdenshich is

double the percentage of owners. In regard to severe cost burdens, more thaquamter of renters

were experiencing such affordability challenges compared to 8% of owners.

Neverthelessthe level of cost burdens among owners is considerable, particularly for those with incomes
at or below 80% AMI. For example, almost all extremelyitmome owners were spending more than

half their income on housing costs. An estimated 46% of owmgihsincomes at or below 80% AMI had
severe cost burdensompared to 38.4% of renters. This datsosuggests a need for housing that would

be targeted to those in the 80% to 100% AMI range, sometimes referred to as community housing, as
there were 180 wners with cost burdens that included 100 with severe cost burdéssnoted earlier,

there are greater challenges in developing ownecupied housing as opposed to rentals, however, some
attention to the development of new affordable condominiums istaiely warranted.

Table 1H43 also provides numbers on the unmet housing needs of seniors, families, asddeoly single
individuals. In regards to seniors with unmet housing needs, there were more seniors who were owners
than renters, at 715 and 570, respectively. Riddally, 68.4% of owners had unmet housing needs
compared to 59.6% of renters.

Seniors comprised the greatest number of households with incomes at or below 80% AMI, including
renters and homeowners, compared to families and siimgéviduals under age 62. This is not surprising
given the number of seniors who are retired and living on fixed incomes, also reflected in lower median
household incomes.

In regard to families in this income range, there were also more owners with es@tor below 80%
AMI, at 300 owners compared to 215 renter households. Owner households also were experiencing a
higher proportion of unmet housing needs at 63.3% compared to 40.0% for renters.

There vere many more norelderly, nonrfamily householdsmainly single individuals, who were renting
as opposed to owning their home, at 235 to 45 households, respectively. Renters also had a higher level
of unmet housing need at 80.8% versus 64.4% for owners or 29 owner households.

What is compelling abouthis documentation is the very high level of unmet housing need for those
with incomes at or below the 80% AMI level. Within these limited incomes, many residents are
struggling to remain in the communitysome likely having to decide whether they pay therent or
mortgage versusltility bills, medical prescriptions, or food.
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Tablelll-43: Unmet Housing Needs
Market Affordable | Unmet NeedThose with
Taget Populations All Units Units (Without Cos| Cost Burdens
Burdens)
Rentals
Extremely Low Income 450 205 245(54.4% of units)
(Within 30% AMI) 215 with severe burdens
Very Low Income (30% to 405 150 255(63.0%0)
50% AMI) 180 with severe burdens
Low to Moderate 175 55 120(68.6%)
Income (50% to 80% AMI) None with severdurdens
620(60.20)
Subtotal 1,030 410 395 or 38.4% with severe
burdens
80% to 100% AMI 60 (29.3%)
205 145 35 with severe burdens
Above 100% AMI 60 (10.4%)
S75 oI5 30 with severe burdens
740(40.9%)
Total 1,810 1,070 460 or 25.4% with severe
burdens
Owners
Extremely Low Income 330 10 320(97.0%%)
(Within 30% AMI) 305 with severe burdens
Very Low Income (30% to 220 37 183(83.2%)
50% AMI) 58 with severe burdens
Low to Moderate 510 305 205(40.20)
Income (50% to 80% AMI) 125 withsevere burdens
708(66.8%)
Subtotal 1,060 352 488 or 46.0% with severe
burdens
80% to 100% AMI 180(48.0%)
375 195 100 with severe burdens
Above 100% AMI 1,848(24.6%)
7,520 5672 115 with severe burdens
1,848(20.6%)
Total 8,955 7,107 703 or 7.8% with severe
burdens
TOTAL 2,588(24.0%0)
10,765 8,177 1,163 or 10.8% with severe

Burdens

All Units Occupie

Housing Available

All Those with Cost

Target Population in . @ ¢ K2 &S| Thatis Affordable | Burdens/Unmet Needs
Need 80%AMI 2 ¢K2&a$S | Occupied by Those
80%AMI 9 NYAYAMIX vy gz
Seniors (62 and over) 570Renters 230Renters 340Renters $9.6%)
7150wners 226 0wners 4890wners 68.4%)
Families 225Renters 140 Renters 90 Renters 40.0%)
3000wners 1100wners 1900wners 63.3%)
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Nonrelderly Individuals 235Renters 45 Renters 190Renters 80.8%)
45 Owners 16 Owners 29 Owners 64.4%)
Source: U.S. Department of Housing and Urban Development (HUD), SOCDS CHAS3O@&ee 2Gble
l1I-41)*Includes all those spending too much on their housing per ThilAdd.

Tablelll-44 presents targeted affordable housing development goals based on priority housing needs over
the short and longer ternil'he tablealso projects a distribution of production goals by type of household,
with a further breakdown byenure. The distribution ¢ housing goals suggests that there be89% to

20% split between rental and ownershiprhese priorities also address another priority housing need
related to providing barriefree units and supportive services where feasible, represeraiigast20%

of the onebedroom units and 10% of the twand threebedroom units.

Li aK2dzZ R 6S y2iSR GKIFIG GKS adGlriasSqQa adzomaiRAT Ay3a |
provides more guidance to localities concerning housing opportunities foriémmyith children and are

requiring that at least 10% of the units in affordable production developments that are funded, assisted

or approved by a state housing agency have three or more bedrooms with some exceptions (e.g., age
restricted housing, assidke f A Ay 3T adzLILR2 NI A GBS K2dzAAy3d FT2NJ AYRA DA

Tablelll-44: Summary of Priority Housing Needs akdtimatedDevelopment Goals

Single Persons*/ | Small Large Families/3+
Tenure One Bedroom Families**/2 Bedrooms

Units Bedrooms
Rental Units

0, 0, 0,

@ D% 40% 50% 10%
Ownership Units 0 0
@ 20% 25% 50% 25%
Special Needs* (20%) (10%) (10%)
(% of total units)

Source: Largely based on Tablel8land rationale for a greater focus on rental housing based on the
considerations cited in this sectionincludes seniorst*Includes couples who are seniors.

Given the indicators of need that are included in this Housing Needs Assessment, even if the Town were
to reach the 10% level of affordability without the indtus of market rate units in the Chapter 40B rental
developments, now at 84%, it will likely still have unmet housing needs in the commurityother 435
affordable units would be required to reach the 10% threshold if the market units were not taken int
consideration.

The NHAsuggested anore detailed breakdown dhrget goals including the following for their deeply affordable
rental units over the next 10 year&NHA furthersuggested additional breakdowns by development entity such as
Planning Board/zoning changes and financial incentives and 40B develdpeies. Notsure this would be
meaningful as it would be a struggle to estimate.)

w M 110 senior units
M 25ndisabled units
H- 30family

20 family

1.0 family

Total = 195 units

(V)
(V)
(V)
(V)

It should also be noted that some privatewtlopers, including nonprofits, might also opt for creating rental units
for lower income households with subsidies such as the Low Income Housing Tax Credit.
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In conclusion, there is a need to provide support to all these types of households alomigl@ range of
incomes. Everyone should have a right to safe and affordable housing which is so fundamental to
stabilizing both individuals and families who may be living in substandard conditions and/or spending
far too much for their housing. The wholeommunity benefits when all residents have a decent and

affordable place to call home.
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V.

HOUSING STRATEGIES

As noted earlier, the Needham Planning Board appointed a Housing Plan Working Group to coordinate
the preparation of this Housing Plan, including representatives from various boards and committees and
the community at large. The Working Group met largety eomonthly basis since October 2021. In
addition to these monthly meetings, the Working Group sponsored a number of important community
outreach activities to attract a wide range of voices and ideas from Needham residents and leadership.
Fundamental to hese activities were the premises of better informing the public on basic housing
requirements and conditions as well as ensuring a robust inquiry into community perspectives on the
¢26y Qa Tdzi dzNB mEs? idrgokayith on Ithe $ribmy Hbusing sategies that should be
included in this Housing Plan. These outreach activities included:

1 Dedicated Webpages

The Housing Plan Working Group maintained a special website dedicated to the preparation of
the Housing Plan atwww.needhamma.gov/housingplan2021The Working Group also
encouraged written comments from the communttyoughout the planning process

Public Education and Listening Session

This meeting was held virtually on January 27, 2022 to offer an early opportunity for community
leaders and residents to provide the&ilewpointson housing concerns, needs, and strategies for
the Working Group to consider as part of its preparation ofttoeising Plan. A summary of basic
housingrelated information was also presented.

Community Housing Workshop

On March 24 2022 the Working Group held another communityde meeting, also held
virtually, to once again present basic information on hogsissues and then facilitate small
breakout group discussions. Facilitated by Working Group members, these discussions involved
obtaining feedback on a range of specific questions such as what affordable housing meant to
each participant, aspirational gaahat the Town should pursue, challenges to producing housing,
best locations for new housing, and priority actions for addressing housing needs.

All attendees reconvened after the breakout group discussions when each group presented their
top six prioity actions. In followup to this meeting, attendees received a poll that listed all the
top recommended priority actions and were asked to identify their top six prefererities.poll

was sent to 73 people with 32 respondentBhe top six actions thavere selected as a result of

this polling included:

1. Participate in the MBTA Communities Initiative to promoterigynt, multi-family housing
development in proximity to transit and change zoning as needed to partici(@eo)

2. Support the Needham Housinguthority (NHA) plans to renovate and expand their
housing units(59%)

3. Review and change zoning to allow for different types of housing in different parts of town
(from modest singldamily homes to multfamily developments). (41%)

4. Broaden Accessory Dvial Unit (ADU) zoning to allow occupatheyondthose who are
caregivers or related to the owng({38%)
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5. Inventory Towrowned land and identify parcels that could be used to build more housing
(including those that might need regulatory/zoning changes tikenhousing possible)
and identify owners who would be interested in developing them. (31%)

6. Incentivize the development of highelensity, multifamily housing. (31%)

1 Community Housing Survey
The Working Group also issued a Community Housing Sunwaytam further input from the
broad Needham community on housing issues, priority housing needs, goals, and actions in
particular, especiallyrém those who were less able or interested in attending meetings. The
intent was to still be opemnded in the mquiry as opposed to narrowing in on what some might
view as preconceived Town priorities. The results can be accessed through this
link: https://www.surveymonkey.convesults/SMe8YNblgnvGJINxjKb1dSt 2BA 3D_3D/

In addition to this community outreach, the housing strategies that are included in this Housing Plan were
informed by the followingther importantconsideratiors:

1 PreviouHousing Plan
The Working Groupecognized that the previous Housing Rlarepared in 200/was out of step
with the sigrificant demographic shifts and changing housing market conditions that occimrred
the 15 or so years since Nevertheless, it was useful to refer to the actions there
recommended in the2007 Plan, identifyinghot onlythe progress that has been madeit also
those actions that are still relevant for consideration in this planning process.

9 PreviousProgress
The NeedhamPlanning and Community Development Depanmm@repared a reporton the
progress that had been made through housing producgéforts and zoning changes to address
housing needs. This report enabled the Working Group to gain an histondatstanding of
existing zoning and whatrior initiatives had been most effective in addressing housing needs
and boosting the Subsidized Housing Inventory (SkH& Appendix 1 for this report.

9 Guiding Principke
During its May meeting, the Working Groeptablishel a set of siguiding principlesas core
@t dzSa Ay RNAOGAY3I (KS. Thesepfitziplea® tzteda Sectisndzoi y 3 | =
this Housing Plaand serve as an aspirational context to further inform the housing strategies
that are included in this Housing Plan.

1 Regulatoy Requiremerst
Regulations and other governmental requirememtse also important considerations in the
actions that are proposed as part of this Housing Plan. Foremost among these requiréments
the existingZoning Bylaw, particularlybylawsrelated to promoting affordable housing or smart
IAINRPGUOK RS@OSEt2LIVSYyuT GKS [ 20! f LYAGAFGAGS t NR3
Prograng; and the MBTA Communities Guidelines which will require significant zoning changes
related to byright, multi-family and mixeelise development for the Town to be in compliance
with the new initiative.
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1 Housing Needs Assessment

This Housing Plan includes a comprehensive and detailed analysis of updated demographic,

economic, and housing characteristics ameinds, including housing market conditions and
affordabilitycalculatiors. Through thianalyss and other compelling considerations, the Housing

Needs Assessment identified priority housing needs to be addressed in the package of actions

proposed in tlis Housing Plan. These priority needs are detailed in Section III.C.7.

1 Subgroups

5dzZNAy3a GKS

involved in preparing the Housing Plan.

2 2N] Ay3 DNERdzLIQa

members break into Subgroups to focus on particular catieg of housing strategies. Subgroups

related to Zoning, Housing Development and Preservation, and Capacity Building were

subsequently organized The Subgroups have met and produced reports that recommended
specific actions for inclusion in the HouskPign.

The housing strategies that are included in this Housing Plan are summarized in a spreadsheet, referred

to as the Implementation Roadmap in Appen8ixThe strategies are categorized accordin@tdogroup
topic and then by timeframe, whether inémearterm (1-2 yearsl-4 yearsy, medium term (35 yearss-
9 year®) or longerterm (more than 5 yeard 0+ Years?). There is also a category of actions that will likely

require further study. The Roadmap also includes the lead entity responsible for implementation,

partners and advodas for the action, whether Town Meeting approval is required, level of complexity,
and identified resources or approvals that will be required.

A. Zoning Strategies

Housing production is contingent not

The State Economic Developme
Bill and Housing Choice legislati
enacted in 2021 ltanged zoning
approval requirements for
housingrelated amendments from
a supermajority to a simplg
majority, making the passage q
such new zoning somewhat les
daunting.

only on actual development projects butherplanning and
regulatory tools that enable localities to make well informed
decisions to strategically invest limited public and private
resources. To most effectively and efficiently execute the
strategies included in this Plan, greater flexibilityll iie
YSSRSR Ay GKS ¢ Zdmpldadce with rgdenf 3
state Guidelines for communities to rezone fortght, multk
family housing near transit is also a significant component of
this Housing Plan.

The Town has nevertheless madggnificant progress in
reforming local zoning through the passage of a number of
bylaws or regulatory policiegcluding permitting requiring

the inclusion of affordable housing in some areas and allowing

the creation of Accessory Dwelling Units (ADidsgxample. These reforms are detailed in Appendix 1.

It is also imporant to note that this Hbusing Planstresses the need to develop a more holistic or
comprehensive orientation towards zonintp avoid having to be reactive on jproject-by-project basis.
Zoning strategies are meant to help the Town be margentional in its permitting, looking at more
Town-wide opportunities for directing fuure development.
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1. Adopt Townwide Inclusionary Zoning

Lead EntityPlanning Board
Timeframe Near Term
Requires Town Meeting Approvékes (Simple Majority)
Level of Complexitjledium

BackgroundwWhile Needham has made strides in passing zoning that mandates the inclusion of affordable
housing in more area$,tKk S ¢ 2Zanih@ Bylaw does not currently inclutwvn-wide inclusionary
zoning provisions. This mechanism has been adopted by more thathmdeof the communities in the

state toensurethat any new development project over a certain size includes asiee in numbers of
affordable units or funding from theeveloper to support the creation of affordable housing. Most of the
bylaws include mandated percentages of units that must be affordable, typically 10% to 20% and density
bonused’. Many also allowthe development of affordable units offite under extraadinary
circumstancesind/or cash in lieu of actual units.

Recommendationsthis Housing Plan recommends tiaaning be extended to requirirgf least 12Y% of
housing units be affordable for householith incomesat or below 80% of Area Median Incor(@&MI)

for projects with six or more unitsnievery district where mukiamily or mixeduse housing is
allowed(Why not extend taall districts includingubdivisios of 6 or more units as wellror new MBTA
designaed multi-family districts under MA law c.40A, sec 3A Guidelities,Townwill be limited toa 10%
affordability limit, alsofor householdsearningat or below80% AMI, unless a designated area has an
inclusionary requirement that predatelanuary 2021

This affordability rule should also be applied to sirfgimily subdivisions. For developments of fewer
thansixunits, a monetary contribution to the Needham Affordable Housing Trust Fund should be required
proportionate to the cost of providing an afidable unit.(Consider a casbut fee forall areasto be
deposited into the Affordable Housing Trast is typically dor®

It is essential that the formula for calculating the camh fee provide sufficient proceeds to fully subsidize
the required number of affordable units despite changes in market conditions and to ensure that the
funding will be dedicated to supporting affordable housing. The-ocasliee should be tied in some way

to the value of the affordable unit. From a theoretisgndpoint that value is commonly considered to
0S GKS RATTFSNBY OS -ratedpiice shdthe affordalzié bné. Tkis meandithabtlie value of
the cashout fee relates to the losses the developer would suffer by building affordable units.ggtron
fees typically match the value of the affordable unit not built, allowing the fee to subsidize the same
number of units in a separate project.

A simple formula would be the difference between the market sales price and the affordable one with the
a2 NRFoAf AGe oF&ASR 2y (GKS adldisSQa F2N¥NdzZ I F2NJ OF fC

36 Affordable units are mandated 40% of the total number of units ievelopments of six or more units that are

built in the Central Business DistrittowerChestnutand GarderStreetareas and Elder Services District as well as

at 12/ in the Neighborhood Business Distid@8 MixedUse Overlay District, and Highland Avenue/Route 128
districts

37 Density bonuses allow increased densities beyond what is allowed under the subdivision requirements in the
Zoning Bylaw.
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Program (LIP). The per unit fee would be multiplied by the number of affordable units required under the
permitting.

Another consideratiothat was aopted as part of the changes to the Neighborhood Business District/128
zoning,is adopting the casbut fee calculation in which the cash payment is equal to the most current

Total Development Costs (TDC) as articulated in the MA Department of HousinGoamehunity
5S@St2LIYSyiQa vdzZd t ATFTASR ! £ 20 (-lhkcdnge HousihgyTaxdCretlitt 0 F 2 N
These costs are divided by whether the units are part of a production or preservation project, are outside

or within the Metro Boston area andylihe type of housing to be built.

It is also useful to provide sufficient incentives to developers to make sure that the incorporation of
affordable units will be financially feasible. Incentives also reduce the risk of litigation from developers
whoOf FAY GKFG GKS YFYRFEG2NE AyOtdzarazy 2F | FF2NRI of
fact, inclusionary zoning can be legally vulnerable if requirements make it impossible for the developer to

earn a reasonable return on the project asvhole. Consequently, it would be prudent for the to add
incentives, such as density bonuses, to cover these legal questions and ensure that the zoning works
economically.

2. Broaden Requirements for Accessory Dwelling Units (ADUS)

Lead EntityPlanning Board
Timeframe Near Term
Requires Town Meeting ApprovEks (Simple Majority)
Level of Complexitiledium

Background The 2019 Special Town Meeting approved the bylaw to permit the creation of accessory
dwelling units (ADUSs) [§pecial Permit of the Board of Appeals. The bylaw limits the units to-samyily

K2YSa GKIFIG INB 200dzLJASR o6& GKS hgySNI ClFYAf& YS)
marriage (spouse, parent, sibling, child, or a spouse of such persodsfamagivers of Family members

who look after an elderly, chronically ill or disabled Owner who needs assistance with activities of daily
fAGAY3 2N ClLYAf@ YSYOSNI gK2 ySSRa adzOK Iaraily
Thebylawals®R SFAY SR (G KS ! 5! | & -fénhilydetachdd BieNng thak is & secohd, a A y 3 f
selfcontained dwelling unit and a complete, separate housekeeping unit containing provisions for living,
sleeping, cooking and eating. The ADU must be subordinaiedno the principal dwelling unit on a lot,

and constructed to maintain the appearance and essential character of theJirgly A @ RSt f Ay 3 d
total of /eight ADUsvere permitted as ofAugust2022.

While the bylaw limited occupancy to family members or caregiversdilitpromotes greater housing
diversity in the community by allowing small apartments in existing dwellings, iagattended family
members to live together, and also proind opportunities for livein support for people with disabilities

Major provisionf the current bylaw include the following:

38 Section 3.15 of the Needham ZoninglBy.
39 bid.
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T
1

Available by Special Permit from the Board of Appeals, good for 3 years, renewable by Special
Permit. If there is a new owner of the me, they have to go through the Special Permitting
process to keep the ADU.

At least one of the units (the primary residence or the ADulst be owneroccupied and
occupancy of the second residenomusto S f AYAGSR G2 | YSYOSNI 27
caSIAPSNI ' yR adzOK OF NBIAGBSNDRa Fl YA @

No more than five persons who are not famityembersof the owner can live in the primary
residence and the ADU combined.

There can be no more than one ADU on a &otd it must be located within the singfamily
detached dwelling andhot in a separate building.

To the extent possible, exterior entrances and access ways shall not detract from thefainitye
appearance of the dwelling. No stairs for access to upper floors of the ADU shall be on the outside.
There musbe an interior doorway between each living unit for safety purposes in an emergency.
The size of the ADU is limited to 850 sq.dhd it can have no more than one bedroom.

Off-street parking must be provided with at least one parking space per dwalling

It is important to emphasize thaADUsprovide a number oimportant benefitsto the community
diversifying the housing stock amdlowing Needham to be part of a regional effort to contribute to the
urgent need for additional smaller, mowmadfordable housing unit productionAs documented in this
Housing PlanNeedhanf) Bousing is increasingly less affordalléhout a sufficientrange of housing
choices that offer smaller unit sizes with more affordable rental costs for employees, nelgmessor
families, or for existing, mostly senior, residents.

1

=a =4

ADUs can provide additional, affordable studio and -bedroom rentals, byexpanding the
housing opportunities for

o0 Seniors and other residents to remain in their homes

0 Young adults who want to stay in or return to Needham

o0 BEmployees of Needham businesses

o Potential newcomers to the Needham community
ADUs can allow homeowners to stay in their homes by providing needed rental income to assist
with housing costs including tesg, utilities and other housing expenses.
Homeowners of small homes that cannot easily be enlarged can benefit from ADU income by
converting a smaller building on their lot, such as a detached garage, into an ADU.
ADUs provide additional housing while imaining existing singlamily neighborhoods.
ADUs are encouraged by the Massachusetts Executive of Energy and Environmental Affairs and

I R@20FGSR 08 DbSSRKIYQ&a /2dzyOAf 2y 1 3Ay3IZ . 2 NR

Human Services.

Owners will be responsible landlords because they must reside in the property and always provide
emergency egress freely through the main unit from the ADU.

ADUs can provide important services for the owner such as snow removal or errands for seniors
or babysitting for families for example.

It is important to note thatADUs are not

1

ADUs in Needham ammt to be used for shorterm rentals (i.e., Abnbs) becauserentals must
be for at least 6 months.
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1 ADUs wilhot be built in large numbers throughout the towsrecausethe data from our Town
and others in Massachusetts shows small numbers of ADUs even when regulations are less
restrictive.

1 ADUs willnot change the look of our singfamily neighborhoodshecausethe gppearance
maintains that of a singl&amily dwelling.

1 ADUs willnot be unattractivebecausethey will have to comply with specific building design
guidelines that have them in keeping with the architectural design character of the main building,
whichwillo S NBJASSGSR o0& GKS ¢adyfoa iKS&EA DS WiKBA g a.Sx
done in other communities.)
6lye T2yAay3 ' YSYRYSyld ¢62dZ R | RRNBaa G(KS NefS
ADU submissions for compliance with building agmpece requirements and report to the
Building Commissioner on design guideline compliance as-agmdition to the issuance of a
building permit for a byright ADU or report to the Zoning Board of Appeal as acoredition to
the issuance of an ADU spalgpermit).

ADUs are allowed in many Massachusetts communities. example, bthe 100 cities and towns in the
Metropolitan Area Planning Council (MAPC) region outside the City of Boston, 37 allow a homeowner to
create an accessory apartment and rent it to persons other than family members or carelgioszever,

in the last decad, almost half of the 100 Bostearea municipalities have adopted either a master plan

or housing production plan that recommends allowing ADUs with fewer restrictions. For example,
Belmont and Hudson voted to allow ADUs unrestricted to relatives. Lexingewton, Carlisle, and other
municipalities voted to allow ADUs in detached structures. Burlington, Bedford, and Acton, among other
towns, allow ADU&y-right. Most recently, Wellesl€yd ¢ 2 4y voaed ® adopf d@n ADU biaw
without anyresidency restrictions, allowg both attached and detached ADUs-bght with a minimum

unit size of 90&quare feet

Homeowners who want to add an ADU to their home under the curredalymust obtain a special
permit, which involves unnecessary time for both the applicant and the Zoning Board of Appeals. Review
of proposed building plans for attached ADUs by the Building Commissioner should suffice to ensure
compliance with the byaw. (This makes sense insiek of adding Design Review Committee involvement.)

RecommendationsFhis Housing Plan recommends amendimg ADU bylaw to allow for unrestricted
lessee residency requirements (owner must occupy the property and allow as rental property 6vith
month minimum lease), using aoight process. In additiorthe Town shouladtonsiderallowingstand
alone (detached) ADUs using the special permit process for existing accessory budtigdbecurrent
design and building codegulatiors.

This Houmg Plan recommends that the Zoning Bylaw be amended to incorporate the following new ADU
definition:

An accessory dwelling unit (ADU) is an apartment on a sirfghaily-zoned lot that is a
second, sekcontained, complete, separate housekeeping unit cairting provisions for
living, including 1 bedroom, cooking and eatingADUs come in three different forms:
Existing portions of a home can be converted into a separate apartment; an outward
addition could create a new unit within an existing home, or atdehed living space,
such as a garage or carriage house, can be renovated to create a new unit if the
detached structure already exists (a detached ADU would require a special permit
approval process).
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This Housing Plarecommends the followingoning changes to better encourage the creation of ADUs:

1 Allow dtached ADUs byight rather than by special permit, eliminating delay and perhaps legal

costs for the homeowner, while still requiring that building and design guidelines be ABtls

mustmeet all zoning dimensional requirements for a siFiglmily home.

Eliminate theresidency restriction (i.e., the unit can be rented to anyone)

Allow ADUsn detached dwellings on the property if the detached structure to be renovatedt!

converted alreagl exists. Such detached ADUs would be bysieeialpermit process.

1 ADU rentals must be leased for at least 6 months, so that ADUs will be used for rental housing
rather than shoriterm accommodations.

1 This Husing Plan also suggests that there be some consideration for allowing the new
construction ofADUs in detached structures in tisinde Residence A districts under a special
permit processand certain conditiongncludingapproval by the Design Review Committee.

= =4

3. Comply with MBTA Communities Guidelines

Lead EntityPlanning Board
Timeframe Near Term
Requires Town Meeting Approvéks (Simple Majority)
Level of Complexitydigh

Background The State, through the Department of Housing and Community Development, issued Draft
Guidelines on December 15, 2021 and comments were due by March 31, 2022. The Needham Select
Board submitted a number of questions and comments regarding the Draft Guadelith some of the
recommendations being integrated into the final requirements.

I LINAYOALX S 2F 51 /5Q0a 3IdzARSftAySa Aa (GKIFIG a. ¢! O02Y)
provide the opportunity for multfamily housing developmentarguR (1 KSaS FaaSdiad ¢KS
OF LI OAGéeé¢ A& | LISNDOSyidl3Is 2F GkKS G241t SErAaGAYy3d K:
MBTA communitySection 3A identifies Needham as a commuter rail community with the requirements

-

thatthedisthA OG 6040 YAYAYdzy dzyAdG OF LI OAGE o6S +d €SFHad wmp:

The final MBTAommunitiesGuidelines asMassachusetts General Law, Chapter 86ction 3A of the
Zoning Act, were releasamh Augustl0,2022. The purpose &ection 3A is to encourage the production

of multi-family housing by requiring MBTA communitfe® adopt zoning districts where muttamily
housing isllowed as of right, and #n meet other requirements set forth in the sta®i TheseGuidelines
require that an MBTA community have at least one zoning district of reasonable size and also includes:

1 Amend existing zoning within %2 mile of MBTA transit stations to accommodate-famualty
housing at an average minimum density of 15 unitsgae, which must be allowda/-right, not
by special permit, though site plan review may be required

1 Zoning target areas are to lzeminimum of50 acres with at least one site of 2éntiguousacres
within %2 mile of a transit station Needham will have to rezone approximately 120 acres,
however, to comply with Guidelines given the need to haneagerage mimum density ofl5

40There are 175 identified MBTA communities including Needham.
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units peracre including the requirement that 90% of the acres within %2 mile of transit
Analyses that were conducted as part of this plarg processndicate that such rezoning is
strategically possibl

9 Zoning districts ray allow mixeelise buildings that includieoth commercialandresidential uses
provided that the allowed density for housing unitsatdeast15 units per acre and the housing
units are all allowedby-right and standalone multifamily housing is also allowdny-right in the
district.

9 Zoning cannot include age restrictions, and affordable housing mandates are limited to 10%
unless such requirements were partefistingdistrict zoninghat predates Januar021

9 Zoning districts cannot restrithe size of the units, number of bedrooms, size of the bedrooms,
or the number of occupants.

 Asnoted above,ia f St aid dmr: 2F bSSRKIYQa T2yAy3 RA&GNR
transit based onthe its total developablearea neartransit stations This translates into
Needh Y Q& -fafrdlxt zéinkng districtncludingat least 45 acres and the ability to build 1,606
units within %2 mile of a commuter rail station.

These Guidelines represent a significant departure from current permitting of-faatily housingvhich
relieslargelyon the special permit process.

DHCD's Section 3A Guidelines allow an MBTA community to obtain "interim compliance" before it adopts
a ompliant zoning district by submitting an Action Plan that establishes an achievable path to zoning
adoption. The Action Plan provides guidance to MBTA communities and establishes communication
between DHCD and MBTA communities that are developing stestdgr complianceand is due by
January 31, 2023 DHCD staff wilthen be available tgrovide technical assistance and respond to
inquiries about whether a proposed district complies, prior to going to Town Meeting. Inquiries must be
submittedto DHCDat least 90 days prior to any voteNeedham must adopt the zoning no later than
December 31, 2024 to be in final compliance with Section 3A.

An MBTA community that fails to comply wilection 3A will nabe eligible for funds frona number of
sources includinghe Housing Choice Initiativéhe Town has been designated a Housing Choice
community and is therefore eligible for certain types of funding and technical assistémekdcal Capital
Projects Fod and the MassWorks infrastructure program The final Guidelines referencat
determinations of compliance may also inform other state funding decisegarding discretionary grant
programs.

Recommendations: Many of the preliminary recommendations for complying with the MBTA
Communities Guidelines involve adopting existing Apartmehtddmensional limits in more areas. The
major dimensional requirementsf Apartment Al zonesnclude:

Minimum lot area of 20,000 square feet

Minimum frontage of 120 feet

Maximum dwelling units per acre of 18 units

Maximum floor area ratio (FAR) of QrBeaning on a 20,000 square foot lot the maximum square
footage that can be built is 10,000 square feet

Minimum setback (front/side/rear) of 20/20/2fket.

Maximum height of 3 stories or 40 feet

= =4 =4 =9
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Recommendations arfocused largely in the areas along the Higild Avenue to Chestnut Streahich

are not only near transit butlsowhere higher density development already egisthe recommendations
involve changing zoing to Al provisionsin business areas that already allow housagywell as those
that do not currentlypermit residential uses. Moreover, the recommendations provide guidance for the
Townto considelin areas that are unlikely to be included in the rezoning as pdheot owr@complance

with MBTACommunities Guidelines, bptescribeopportunitiesfor promoting more appropriatezoning

to better direct growthand redevéopment.

Recommendations for specific zoning bylaw changes to be considered are listed(B&age see the
annotated zoning maps iAppendix6 for further review of proposed zoning changes)

1. ImplementApartment A1 zoning INSRBGRor Industrial Districts or in locations of neconforming
existingmulti-family (MF) or other nonsinglefamily uses. Usépartment Al dimensional limits
these meet (slightly exceed) the MF density required by MBiilldines.

Apartment A1 ¢ Rezone parcels within %2 mile of Needham Center transit station, now zoned SRB:
la. 888 Great Plain Avenue (former nursery/garden center);

1b. Baptist and Christian Science Church parcels on Great Plain Avenue, near corner of

Warren Street;

lc.,a/! aAGS 2y DNBIG ttlAy ! @gSydzS ySEG (2

1d. St. Joseph School strip along May Street;

le. Stephen Palmeformer schoolownedby Townbut under a lease arrangemefadr multi-

family housing;

1f. DNBESY SQa CA fdyfieldrediain®add\iBeszyoRget rezoned

1g. Congregational Church on Great Plairenue,including former rest home parcel,

1h. Extend existing Apartment-A along Rosemary Street adjacent to the Industrial District
and up to and across Highland Avenweinclude the public library, Christ Episcopal
Church and a strip along the Rosemary Street frontage of Sudiaunys, to create a
contiguous Apartment A parcel of approximately 25 acres)d

li. Rezone parcels within % mile of Needham Centansit $ation, now zoned Garden
Street Overlay District. Convert to Apartmenti Aequirements.

Apartment A1 ¢ Rezone parcels within % mile of Needham Center Transit station, now zoned GR
1j. Lots on Pickering Place together witpartion of St. Joseph School parcel

Apartment A1 ¢ Rezone parcels within ¥2 mile of Needham Heights transit station, now zoned SRB:
1k. From Hamilton Highlands (ApartmentlA along Highland Avenu@V) to Hunnewell
Street;and
1. Avery ParkCondominium and further East and Sowlong Highland Avenue (Eo
Hunnewell Street

Apartment A1 ¢ Rezone parcels within %2 mile of Needham Heights transit station, now zoned GR:
1m. Convert Hillside School and the rear portion of 5 lots that abut Hhléside School
property to Apartment Al; and
1n. Convertthe Industrial zone along Crescent Road to Apartmeitta allow MF housing
and a consolidated district with the Hillside School also converted to Apartmeht A
Existing useareto remain as norconforming uses
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Apartment Al ¢ Rezone parcels within %2 mile of Needham Junction transit station, now zoned
Chestnut Street Business Overlay District and SRB:
1p. Rezone the Hartney Greymosite (now partly Chestnut Street Business/Lower Chestnut
Street Overlay District and partly SRB) to Apartmegit # allow MF without mixedise
stipulation; and
Ig/r. Rezone temple and church parcels at major intersections for potential fututeoMsing
by-right and use AL dimensional limits including Temple Beth Shalom at Webster Street
and Highland Avenue (1q) and Presbyterian Church at Central and Great Plain Avenues

(an.

2. Amend currenBusinessHillside Avenue BusinesandNeighborhood BsinessDistricts within 1/2
mile of transit, including 59 bus route, to allow MFriyht and useApartment Al dimensional limits
- these meet (slightly exceed) the MF density required by MBUilelines Allow mixeelse option
by specialpermit if not dlowed byright.
2a. Expand currenBusiness Distridioundary from May Street up to Rosemary Street;
2h. Hillside Avenue Business with dimensional regulations for MF housing the same as
Apartment Al districtandby-right;
2¢. Neighborhood Business District along Reservoir and Ceftr@thuearea alongRoute
128;and
2d. Neighborhood Business District alonge& PlainAvenuenear the Hersey MBTA station.

3. Amend currentindustrial Districts within 1/2 mile of transit to allow MF and use Apartmert A
dimensional limits these meet (slightly exceed) the MF density required by MBTA.
3a. Add multi-family housingo the uses allowedby-right in the Industrial District between
Hillside Avenue and the MBTA righftway.

4. Amend currenCenter Business District and its overlagad Chestnut Streetand Avery Square
Businesdistricts andAvery SquareandLower Chestnut Street Overlayistricts within 1/2 mile of
transit to allow MF and mixedse with MF byright, not special permit, and adjust/increase current
height and story limits. Changes to limits are to be appropriate to their immediate contextwith
their district.
4a. Needham Center and Overlay Distri¢ghé standalone MF allowed
4b. Denmark Lane rezone to ApartmentlAsimilar to rezone of Garden Street Overlay
District,
4c LYONBF &S KSAIKG f AYAdndd starigs wih@th fbr sedback A & G NRA O
4d. Needham Center and Overlay DistiBZho standalone MF allowep
4e. Chestnut Street Business and Lower Chestnut Street Overlay District;
4f. Extend Chestnut Street Business and Lower Chestnut Street Overlay Distiiciside
Skilled Nursing Facility (SNF) property on Lincoln Stedt;
4g. Avery Square Business and Overlay Distiicty ONBS | &S K S A ZaKdBsterii2 ¥ o p Q

5. ExpandGeneral Residencever SRBarea along the Highland Avenue corridor to alloagily and
singlefamily conversions to Zamily.
5a. Highland Avenue from Rosemary Street to Avery Square Business District.

6. Rezone designated residential areas currently zoS&hto SRB These specific SRA areas are
adjacent to SRB and currently have parcel sizes that are closer to SRBstu@@doot lots. This
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would allow for the use of dimensional controls for setbacks and coverages that are more
appropriate for these satler lots:

6a. East side of Hunting Road on both sides of Kendrick Street down to Cheney Street;

6b. East side of Greendale Avenue across from Meadow Road and Kenney Street;

6¢. Brookside Road near Wellesley town linad

6d. Clarke Road/Rolling Lane/Forest Street neighborhood.

Recommendations also includevisingparking requirementsb SSRK I YQa L1IDistNdinoB y i !
requires 1.5 parking spaces per dwelling unit. Fdr[istricts that are within ¥2 milef transit stations,

this should be reduced to 1 space per dwelling uitditionally, nulti-family housing ananulti-family

housing units within mixedise buildings in Industrial and business districts within ¥2 mile of transit
stations should require nmore than 1 parking space per dwelling usstwell

4. Consider Optiongor Promoting Development in Appropriate Locations

Lead EntityPlanning Board
Timeframe MediumTerm
Requires Town Meeting ApprovEks(Simple Majority)
Level of Complexitydigh

Background This Housing Plan includes Guiding Principles (Section 11.C) that stress the need for the Town
to implement strategies that wilbbromote a moresocially and economicallyiversecommunitywhich
welcomesresidents of all ages, races, ethnicities, gender identification, sexual orientation, religion,
abilities, and stages of lif@.hese Guiding Principles also emphasiiemeedto further diversify the types

of unitsthat arecreated whileensuiingthat new housing is appropriate to its location and context.

In the frameworkof sound planning andmart growth principles, this Housing Plalaces a high priority

on developments that will involve a more efficient use of land and less dependence on the automobile to
promote more walkable and pedestridriendly neighborhoods. Consequently, the followitypes of
housing development will bereouraged:

1 The redevelopment of existing structures

9 Infill site developmenthat can address the missing middiencept of housing typesMissing
middle housing might include twato four-unit properties or smalscale pocket neighborhoods
or co-housig units for examplé!

1 Mixeduse and multifamily developmentnear transportation in businessareas or along
commercial corridors

113 NBLRNISR 68 (KS [AyO2fy LyadAaddzid 2F [FYyR t2fA083
K2dzaAy3d GeLiSa GKI G NBwhbdsesRiuplekeS apingnk cbuitd, gha othérisiRal fo Bibsize

housing designed at a scale and density compatible with sfigleY A f @ NBAARSY GALFf ySAIKO 2 NI
YARRE S¢ 02y OSLJi 3INBg 2dzi 2F GKS bSg | -poddyidusing intg2 3SY Sy |
residential neighborhoods, from shrinking or subdividing lots to adding accessory dwelling units (ADUS), to
SELI YyRAY3I fS83Ff 200dzld yOé Ay K2YSaové Li NBO2WWSYRaE K2
footprints with a body width, depth, and light no larger than a singliamily homes. These can blend into a
neighborhood as compatible infill, encouraging a mix of socioeconomic households and making more effective use

2F GNrXyaixd IyR aSNIBAOSa d¢
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The MBTA Communities Guidelindscussed in strategy IV.A.3 abokielp promote such smart growth
development.They also recommend some zoning changes énatunlikely to be included in the MBTA
Communities rezoning proposé#h addition to thelocationsidentified abore, there are other areas of the
community where developmennight also be promotedo address a wide range of incomes and target
populations, not just affordable housing that meets state requirements for inclusion in the Subsidized
Housing Inventory (SHI), but more moder&teome households whose incommight be higher than
80% AMI but who are still challenged to find housing that theyaféord in Needham

RecommendationsThis Plan recommends that the Towonesider optionsto incentivizenew housing
development that is in alignment with the Guiding Principles that are a key component of thisuelan

as
LG aK2dzZ R 0SS y2
Local Initiative Program (LIP), al
1y206Y I a 0 KS

t N2INI Yeé S O ePefgctive

permitting tool for projects that
have at least 25% of the unit
designated for households wit
incomes at or below 80% AMI. Su
projects can still includemore
affordable units includingseveral
income tiersfor those with incomes
at or below60%, 50% or even 30¢
AMI given multiple layers o
subsidies such as Low Income
Housing Tax Credits and the HON
Program for example
Homeownership options can includ
higher income tiers such as 100
110% or even up to 150% AMI wi
the availability of mternal subsidieg
and perhaps CPA.

dzyAtia ol aSR 2V

1 In areas not designated for rezoning under MBTA
Communities Guidelines butill in general proximity to
transportation adjust dimensional and parking limits and
add densitypbonuseso makethe inclusion of some level of
affordability or other public benefitmore economically
viable.

9 Improve development opportunities for mixagse and
multi-family developmentalong major orridors €.9.,
ChestnutStreet HighlandAvenue Great PlaiiAvenug and
incorporate density bonuses for increased affordability.
Consider incentives for consolidating parcels to promote
larger developable sites for mixadge and multi-family
projects

1 Consider options for incentivizing highdgensity, smaller
unit, multi-family housing choices as part of zoning reforms
in other districts (not related to MBTA Communities Law
requirements). Besides zoning reliefhé investment of
CPA Affordable Housing@rust,or HOME Program funding
would be examples of additional incentives for
consideration There are communities thatave issued
Requests for Proposals (RFPs), such as MancHgsthe-
Sea, for developers or property homeowners to apply for
CPAor Affordable Housing Truétinds to create affordable
IKS®?¢2pyanq

ALISOATAO LINAZ2NAGASA D

42 Fundswere made available through Notice of Ending Availability (NOFA) on a rolling basis to offer
financial support for qualified proposals from developers, property owners, and individuals for the
creation of affordable homeownership and rental housing. Priority activities include gap fundihg of t
shortfall of private and public sources of financing to make a homeownership or rental development
feasible or buydown assistance in exchange for a commitment to rent or sell one or more dwelling units
to an incomequalified tenant(s) at a reduced rate.

Needham HousinglBn Page92



Draft 9-23-22

5. Consider Optionso Better Control Teardown Activity

Lead EntityPlanning Board
Timeframe MediumTerm
Requires Town Meeting Approvks(Simple Majority)
Level of Complexitydigh

Background The Housing Plan Working Group received ongoing feedback throughout the course of this
planning process regarding resident concerns about the level and effects of teardown a&esigents

not only expressed concerns about neighborhood impacts whey laege houses are shderned into

small lots, but alsaboutthe erosion of smaller, more affordable homes that historically could serve the
needs of firsttime homebuyers. Others, it should be mentioned, voiced their concerns that additional
regulationwould constrain housing values and thusw muchequity that many owners anticipateom

selling their homes, some it has been pointed out, relying on this equity to support their retirement.

NeedhanQ & K 2 dza Way AEstoidally Zainprisedmostly singt-family homes ofvaryingsizes from

small summer cottages that owners winterizedodest 1950s and960sera Gpe and ranch homeso
larger farmhouses, stately Victorians, and large new modern homesse Magiousoptions, along with
Housing Authorityaffordable housing an€Chapter40B developmens, provide housingcross a wide
range of hcomes Suchoptionsare critical tothe Towngoal of having a community with broad socio
economic diversityand housing for residents of all ages, races, ethnicities, sexual orientation, religion,
abilities, and stages of life.

Limited regulations with respect to the demolition or renovation of historic or older structures combined
with modest zoning restrictiamon the size of new homes has led to the significant loss of many moedestly
sized homes that could be affordable to people with incomes between 85% and l4&%aahedian
income Of the :3 new singldamily homes built between 2010 and 2021, only 25 @ involve
demolition and replacement activity.

This reduction in modest singfamily homes is impacting the ability of young families, minorities,
members of the LGBTQ community and seniors to purchase or rent in Needham. Given that historically
minorities and LGBTQ people have had fewer opportunities to establish wealth, and that many seniors
also have limited funds, it is imperative that thewn work to maintain moderatebgized andpriced

homes tosupporta more diverse community.

The mediarsales price for a home in Needham in April 2022 was $1.4 million. To purchase that home
would require a 20% down payment of $280,000 which would leave a mortgage of $1,120,000. A
mortgage for that amount at the current rate of 5.875% for ay@@r mortgage will require a monthly
payment of $6,635 or $79,62thnually That would require a minimum annual gross income of $238,860

to have the mortgage be equal to 1/3 of gross income, as most banks require, and assumes the buyer has
a $280,000 down paymentA home sold at even $800,000, while not inexpensive, could be afforded by
someone with an income of $136,260 or 82%hef$140,200 Boston area median income linAik]) for

a household of four in 202@&160,000 down payment, 3@ear mortgage at 5.875%,anthly payment of

$3,785, annual payment of $45,000). The logsaefsing at or belowhis price point iseducinghousing
opportunities for that middle income tier, which includes teachers, police and firefighters.
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This is not a new issue for Needhasthe Town has sponsorgadeviousefforts to review thisdemolition

and replacement activity. Most recently, thBlanning Board fored a special committee with
representatives of Town boards including Planogrd SelecBoard and Design Revie@ommitteeas

well as industry professionals including builders, architects, realtors, and town residdmdirst formal

Committee meetin OOdzNNBR 2y al & HHXI HvHamnX adFNIAYy3I gAGK |
goals including:

1 Review past reports, plans and maps prepared by Town committees and officials, state agencies
and consultants including the previous Large House Study Ctaenitit1999.

1 Seek the input of neighborhood residents, builders, contractors, real estate agents, property
owners and others, as required, including holding citizen information meetings to elicit general
public comments and input.

1 Review and analyze the rant Zoning Byaw and Planning Board regulations and consider
amendments to each.

1 Analyze the impact of recent planned and potential new housing constructed in the past 5 years
in the Residence B and General Residence Districts.

1 Review and analyze alteative zoning dimensions, restrictions, or limitations that may address
neighborhood concerns.

1 Prepare recommendations to amend the Zoningld®y or propose other regulatory strategies
that will protect the characteristics valued by residents in the SiRgsidence B and General
Residence Districts.

1 Identify key issues and needs, analyze alternative solutions, and make recommendations to the
Planning Board, both short and loteym, within the overall purpose of the Large Housing Review
Study Committee.

Committee membershen started to identify the regulatory options they wanted to explore and analyze

teardown activity including a detailed analysis and mapping of recent teardown activiigother

important 02 YLR y Sy & 2F GKS / 2YYkdming Bo@HtheNaBunitelddée Ay J2 f ¢
regulating the demolition/replacement issue through a detailed review of zoning that was adopted in
Wellesley, Newton and Westo®@ther meetings involved a review of tree regulations in Newdol

Wellesley as well aghe building height, retaining wall and setback provisions in Wellesley, Newton and
Brooklinefor example.The Committee determined that it was unnecessary for it to focus on tree and
stormwater regulationst the timeasthere were plans to take otheseissues by separate entities in the

future. Research also included site vigited a community survey.

The Committee reviewed potential zoning articles for the spring 2015 Town Meeting including new zoning
related to retaining waltshow height is measuredalf story and dormersexceptions for frontyard

setback, grading and drainage reviemd minimum side and rear line setbacks as well as height limits for
accessory structures. Ultimately, the Committee decided to only requgsiomal for a zoning article

revising the definiton of ha®i G 2 NBE YR | O2YLX SYSY (il NE R2N)NSN] RS
approved by Town Meeting May 2015

With additional analysis, discussion, and community input, a designated Working GtbepCaommittee

drafted zoning articles for further review, modification and approval by the Commitfteese articles
reflected recommendations as to front, side and rear setback, lot coveréiger Area Ratio (FAR) and

building height with the followingeneral directions:
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1 Increase and encourage architectural variety by allowing various elements to be built within the

front and side setbacks.

Change setbacks to reduce some negative effects of massing.

Increase lot coverage to 28%.

Add Floor Area Ratig-AR) calculations to the regulations defined as gross finished habitable area

on the first and second floors with an additional 600 square foot allowance for garage space.

1 Change the measurement for establishing maximum building height by providingoa®fiom
which the applicant can choose.

1 Require that alterations and extensions of existing structures would be governed by the same
regulatory provisions afforded new construction with a couple of exceptions that would require
a special permit.

= =4 =

Town Meeting approved the articleis May 2017.

RecommendationsThis Housing Plan recommends that the Tawnsiderfurther regulatory changeto
discourage the teardown of more modest honax replacemenby muchlarge new homes thamany
residents considedo not fit into neighborhoodsSuch considerations could includether amendnents
of the dimensional thresholds fdot coverage FAR, setbacks and height restrictions for new hames

In addition, theTown might revisi the zoningrequirementsof neighboring towns to ensure that Needham
is not experiencing greater demolition of older homes than surroundingsatgato more relaxed zoning
standards. Zoning should minimize the impact of too large homes being built on $otailo maintain
the character of neighborhoods as well asawoidincentivizng the demolition of older homes simply
because developsrcanmake huge profits by replacing them with much larger new hame

Additionally, an evaluation of existimggulationsmight be warrantedo ensure that there are no barriers
that inhibit basic improvements to existirfgomes(i.e., replacing a singlear garage with a twegar
garage). With basic improvements, some of the existing smaller home invemight be preserved
rather than demolished.

Recommended zoning changes should be addressed within an understanding of homeowoens
regarding their ability to maximize the sale price of their hamesuclpropertyisfrequently ther largest
asset. However initial demolition reviewsif required,canlikelybe completed quickly so that homes that
cannot or should not be saved candmnveyed relativelgwiftly. TheTown shouldconsiderworkingwith
localreal estatebrokersand lenderdo find ways to stramlinethe sales of older homes that should be
made available to middincome residents so that homeowners can maximize the value of their home
just as easily as selling it to a contractor.

As was the case with the Large House Review Study Committee noted above, the Planning Board might
consider appointing a Working Group tanalyze the impacts of the 2017 zoning changes, review
additional options, angbotentially recommendadditionalzoning changesrhis work might inerporate

the followingrelated suggestionthat were raisedas part of this planning process

1 A Tree Remal Bylaw
A group of staff and a couple of members of the Planning Board met in te0aB8alyze the
feasibility of adopting a Tree Removal bylaihis work included a review of such bylaws in other
communities, meetings with a tree arborist, atiak prepamtion ofa draft bylaw for review that
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bylaw, but othercompeting issues put work on the Tree Removal Bglawold It makes sense

for the Working Group mentionedbove, and ultimately th&elect Board and Planning Boaxw
review the previous draft bylaw and consider next steps towards refining and adopting it.

1 A Demolition Delay Bylaw
Needham currently has a demolition delay bylaw (Section 2.11.5 of the G&8wasvs) involving
delays of six months for buildingsahthe Historic Commission determines are historically
significant. Demolition delay bylaws represenpraservation tool that hae been adopted in
over 150 cities and towns in Massachusett4® Suchzoningoffers the communitya window of
opportunityto find analternativeto the demolitionof significantouildings. Thedelayistypically
6, 12 or 18 months. Most of the demolition delay bylawsand ordinancesn Massachusettsre
based on the age of the building, such as buildings that are older than 50 years or 75
years Conductinga regional survey of demolition restrictioimsother communities that involve
homes over 50 years oldould be a good starting point fNBE @A & A G Ay 3 hoBsSWRK | Y Q&
some consideration for a longer period of delay and additional criteria for considering historic
significance

9 An Additional Historic District(s)
Consideration should be given to working wite ¢ 2 ¢ yHRtaérical Commissionto explore
additional opportunities for the establishmentof Historic Districtsto savehomesor manage
renovations to historic homes in towi Needhamcurrently hasone designated Historic District,
referred to as the Needham Town Hall Historic District, ithatudes he area on Great Plain
Avenue between Highland Avenue and Chapel Straéie district encompasses Needham Town
Hall a Georgian Revival structure builtli902anddesigred by Winslow & Bigelow,sawell aghe
grassy public park in front of it, which was established in 1884.

Local Historic Districts offer one of the best methods of protecting historic buildings and
structures from demolition and inappropriate alterations. In a local historic district, certain
changesto exterior architecturalfeaturesvisible from a public way are reviewedby a locally
appointed Historic District Commission. This includes additions, demolitions and major
alterations. Most of the communitiesin the Metro Westareaof Bostonhavesuchdistricts.

It should be noted that such effordescribed abovevolve considerable amowwf time from both staff
and volunteers serving on the Committeesr a significant periad

43 Examples offowns with demolition delays of 12 months included Watertown, Winchester, Wellesley, North
Andover, Scituate, Lexington, Concord, Lincoln, Bedford, Belmont, Andover and Arlington for example. Such bylaws
with 18-month delays included Medfld, Chatham and Acton with Milton adopting a-@2wnth delay.
44 TheNeedharHistorical Commission was created to ensure the preservation, protection, and development of the
historical assets that are the visible evidence of the Town of Needham's higoegommission conducts research
to identify places of historic or archeoliocgl value and seeks to coordinate the activities of unofficial bodies
organized for similar purposes. TBemmission communicates with the Select Board about recommendations as to
the whether an asset should be certified as an historical or archeoldgiwdinark. The functions of the Historical
Commission include:

0 Assisting residents in obtaining historical information about the town

0 Reviewing proposed demolition projects in accordance with the demolition dekigvy{2.11.5)

o Working with theTown in the evaluation of the future use of historic buildings
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